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ORIGIN: On October 21, 1987 Community Planning and Development 
Committee considered rezoning 
Canada Incorporated, 
donut shop at the south-west 
Hurontario Street, and adopted 


"a) That rezoning application 02/117/86, Petro Canada 
Incorporated (south-west corner of Derry Road West 
‘and Hurontario Street), be declared to be premature. 


b) That a moratorium be placed on the conversion of 
full-serve gas stations to gas bars pending a review 
of automotive full-serve needs and approval of 
policies in this regard.” 


The foregoing recommendation was subsequently modified and 
adopted by City Council on October 26, 1987 as follows: 


"That the 
application 


Street), be approved, subject to site development and 
landscaping plan approvals, and the applicant agreeing to 
satisfy the financial and all other requirements of the 
City and any other official agency concerned with the 
development of these lands, and that the donut store 
component of the same application be deferred pending & 
Ld Feport from the Commissioner of Planning and 


Community and Planning Development Committee during 
consideration of rezoning application OZ/117/86, Petro Canada 
Incorporated, expressed a concern regarding the perceived 
decline in the level of service due to the conversion of existing 
full-serve stations to self-serve facilities, and also questioned 


This report 
in regulating the provision of these uses. 


For the purposes of this report, the term gasoline dispensing 
uses refers to the retailing of gasoline (e.g. gas bar) and the 
sale of related products; automobile service uses refer to the 
servicing and/or repair of vehicles (e.g. muffler shops, tire 
specialty stores); and automobile service stations refer to the 
combination of retailing of gasoline and servicing of 
automobiles. 


The petroleum industry has undergone extensive changes in 
marketing trends over the last seventy years. In the 1920's 
gasoline dispensing uses were generally without service bays. 
The trend of combining gasoline retailing facilities with garages 
began in the 1930's as entrepeneurs realized that gasoline and 
vehicle repairs had a synergistic effect on each other. The 
1940's saw a continuation of this trend. 


Neighbourhood service stations became popular in the 1950's 
and 1960's. Service work at these two-bay stations usually 
consisted of oil changes, tune-ups, and brake checks. A 
significant increase in the number of service stations 
throughout North America occurred during this period. 


In the 1970's, increases in oll prices combined with a relative 
decline in car and gasoline sales brought a change In marketing 
strategy from saturating a trade area with several two-bay 
service stations to strategically locating at major intersections, 
automobile service stations containing several service bays. 
Self-serve facilities also started to become popular. 


In the 1980's, trends which have had a significant impact on the 


way gasoline is marketed include the continued growth of 
self-serve gas bars, often combined with other uses, and the 
combination of full-serve and self-serve at one service station, 
ie., mixed-serve. In addition, the emergence of alternative 
fuels and unattended gasoline stations have started to have an 
impact on the retailing of gasol: 


2, Current Policies and Requirements 


The basic premise underlying service station policies and 
requirements (General Service Station Policy, Official Plan 
policies, Zoning By-law requirements) has been to ensure that 
service stations fulfill the required service functions pertaining 
to the dispensing of gasoline and the service and repair of 
vehicles. The previous report on service station policies 
adopted by City Council on February 24, 1975, focused on the 
concerns related to the conversion of full-serve to self-serve 
stations and potential implications on the level of service 
provided to the residents of Mississauga. These concerns were 
as follows: 


safety considerations; 
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tendency of 

roads, thus 

‘and therefore forcing drivers needing diagnostic or repair 
services to travel greater distance; 


potential development of uses in conjunction with 
self-serve gasoline outlets which could lead to an untidy 
appearance and poor supervision; 


lack of control over the location and appearance of 
self-serve outlets except for the requirements established 
by the applicable zoning by-law. 


The report recommended amending the definitions of 
“automobile service station" and “public garage’ 


control over the number, 

outlets. Those recommendat 

through the formulation of the following General Policy for 
Service Stations: 


Current Policy (Service Stations ~ General Policy) 


A service station pi 

January, 1977 (see Append! 

objectives; however, it does 

supply or type of gasoline dispensing 

It states that it is the Intention of the municipality to: 


permit service stations in locations that will serve the 
demand for their facilities most efficiently; 


encourage service station owners and operators to 

‘obnoxious but rather aesthetically 
satisfying and mold harmoniously with other land-uses 
which exist or may be developed in the area. 


The following specific policies apply for “non-urban” areas, that 
is, areas which are less than 25% developed: 


A new, service stations may only be located at the 
intersection of major roads; 


it is preferred that: 


~ only two service stations be permitted to locate at 
any intersection; 


these service stations be located on oblique corners 
thus being able to serve all traffic using the 
intersection. 


The following specific policies apply for “urban” areas, that is, 
areas which are more than 25% developed: 


: up to two service stations may be considered desirable in 
conjunction with a shopping centre, but only when they 
can be located so as to be an integrated part of it. It is 
only considered desirable that one service station should 
be permitted with shopping centres with a site of less 

than 4 ha (10 acres) in extent; 


service stations will not be permitted within commercial 
nuclell. (Commercial nucleli for the purpose of this 
policy are to be considered as those retail commercial 
groups which are not in the form of shopping centres but 
rather in the form of strips or blocks). 


new service stations may only be located: 
- at the intersection of major roads; 


= at the intersection of collector roads and major 
roads; 


service stations will not be preferred in residential areas; 


it Is preferred that only two corners of any intersection 
be as service station sites, and preferably on 
oblique corners. 


Official (Primary) Plan Policies 


In addition to the above-mentioned General Policies on Service 
Stations, the Official Plan contains land-use policies for 
Highway Commercial designations (see Section 5.5.8). This 
designation includes “such uses as automobile sales and service, 
automobile service stations, car washes, automobile oriented 


designations shown on 


Schedule 11 through individual zoning applications, provided 
that: 


| 
. 
| 
: 
| 
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the proposed use is In keeping with the general intent of 
the Official Plan - (highway commercial uses will be 
permitted in locations compatible with surrounding uses; 
design guidelines will be established for highway 
commercial uses to ensure harmony with neighbouring 
uses; and highway commercial uses will be required to 
have adequate access, parking, landscaping, and buffering); 


there is a demonstrable need for the proposed use; 


the proposed use will not produce traffic volumes which 
cannot be safely handled by the existing transportation 


system; 


the proposed use will only be permitted on major arterial 
or collector roads. 


Highway commercial uses are permitted in accordance with the 
foregoing policies in areas designated Residential, General 
Industrial, Mixed Industrial and 
Commercial, Heavy Industrial, and Airport Commercial 
Districts in accordance with the highway commercial policies. 


An automobile service station or gas bar may be permitted as 
an integral part of a Neighbourhood Commercial Centre in 
accordance with the Highway Commercial policies in the 
following residential districts: Lisgar, East Credit, Hurontarlo, 
Streetsville, Erin Mills West, and Central Erin Mills. An 
automobile service station may also be permitted as an integral 
part of the District Centre in the Hurontario District. 


Zoning By-laws 


Gasoline dispensing and related automobile service uses are 
defined in Zoning By-law 5500 as follows: 


“Automobile Service Station" means a building or place 
where gasoline, propane, oil, grease, anti-freeze, tires, 
tire accessories, electric light bulbs, spark plugs and 
batteries for motor vehicles are stored or kept for sale, or 
where motor vehicles may be oiled, greased, or wash 

have their ignition adjusted, tires inflated or batteries 
charged, or where only minor or running repairs essential 
to the actual operation of motor vehicles are executed or 
performed, but does not include a gas bar; 


“Car Wash” means a building used in whole or in part for 
the operation of automobile washing equipment with a 
capacity greater than !0 cars per hour. 


"Gas Bar" means a building or place where the following 
products are sold: 


a) gasoline and oil, and other similar products used In 
the operation of the internal combustion engine; 


b) windshield wipers; 
electrical fuses, and light bulbs; 
tire patching kits; 

e) road maps 


but where no repairs or other automotive services are 
perieres other than the washing of automobile windows 
and lights. 


In Zoning By-law 5500, gasoline dispensing and automobile 
service uses are primarily permitted in “Automotive 
Commercial" zones, Those zones are intended to provide 
“convenient areas for commercial uses that rely primarily upon 
transient traffic and to insulate automobile service stations and 
like uses which, if permitted to locate indiscriminately on retail 
commercial streets, would interfere with pedestrian traffic on 
‘such streets.” 


Automobile service stations are permitted in AC, ACS, AC4, 
and AC6 zones. In these zones, an automobile service station is 
defined as follows: 


“an automobile service station where prepackaged solid 
fuels including firewood, charcoal and manufactured logs, 
soft drinks, ice, products sold from vending machines and 
ready-to-use prepared packaged foods may be stored or 
kept for sale provided that the sale of these items is 
accessory to the operation of an automobile service 
station". 


A gas bar is permitted only in an AC6 zone. It is defined as 
follows: 


"a gas bar where prepackaged solid fuels including 
firewood, charcoal and manufactured logs, soft drinks, 
ice, products sold from vending machines and 
ready-to-use prepared packaged foods may be stored 
kept for sale provided that the sale of these items 
accessory to the operation of a gas bar". 
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Automobile service stations are also permitted in Ci and HC 
zones. The latter category is obsolete and not used for new 
service stations. Car washes are permitted in AC4 zones. 


Zoning By-law 1227 (former Town of Port Credit) defines a 
"Service Station” as follows: 


"Service Station" shall mean a bullding or place where 
gasoline, propane, oll, grease, anti-freeze, tires, tubes, 
ure electric light bulbs, spark plugs and 
batteries for motor vehicles are stored or kept for sale, or 
where motor vehicles may be olled, greased or washed, or 
have their ignition adjusted, tires inflated or batteries 
charged or where minor or running repairs essential to the 
actual operation of motor vehicles are executed or 
performed but shall not mean a gas bar.” 


Service stations are permitted in C4 and C6 (Commercial) use 
districts and AC6 use districts. 


A "Gas Bar" is defined as in Zoning By-law 5500 and is 
permitted In AC6 use districts. 


Zoning By-law 65-30 (former Town of Streetsville) contains 
definitions of “Automobile Service Station" and "Gas Bar" as 
found in Zoning By-law 5500. Automobile service stations are 
permitted in C3 zones. An AC6 (Gas Bar) zone permits 
automobile service stations and gas bars. 


3, Supply of Gasoline Dispensing and Automobile 
Service Uses (Level of Service) 


The two issues to be addressed are: 


. what is the role of the City In regulating the supply of 
these facilities? 


what Is an appropriate level of service in terms of 
number, location, and type of gasoline dispensing and 
automobile service uses? 


Municipal Role 


An objective of municipal land-use planning is to create a 
high-quality living environment compatible with the provision 
of an appropriate distribution of goods and services. With 
regard to gasoline dispensing and automobile service uses, it is 
the City's responsibility to ensure that a range of consumer 
choices and an appropriate level of service are available to the 
residents of Mississauga and the travelling public. 


Until recently, under Paragraph 152 of Section 210 of The 
Municipal Act, a municipality could limit the number of garages 
and automobile service stations where gasoline was kept or 
stored for sale. This provision was repealed by the Ministry of 
Municipal Affairs on July |, 1988 and placed under 

Act. Therefore, municipalities are able to continue to regulate 
the number of facilities, but only through appropriate land-use 
policies and zoning regulations. It is for this reason that 
land-use policies must be clearly defined, to provide the 
appropriate context for the development of those facilities 
throughout the City. 


Although most municipalities do not regulate the ratio of 
full-serve/self-serve/mixed-serve facilities, or the number of 
service bays, some have attempted to control those measures 
through the following actions: 


. imposing a ceiling percent for self-serve gas bars, such as 
limiting the number of self-serve gas bars to 30% of the 
total number of gas retailing uses; 


. Setting a percentage of each company’s stations that can 
be self-serve. This method was tried and failed because 
companies kept marginal full-serve stations open in order 
to retain the maximum number of self-serve outlets; 


. approving development applications only for gasoline 
stations with service bays. This method presents 
enforcement problems, as bays could be built but left idle. 


4 removing the self-serve category from the zoning by-law, 
making existing self-serve stations non-conforming and 
Preventing others from establishing. 


In most cases those policies have had limited success. 


It 1s virtually impossible to determ! an appropriate ratio 
between population, number of vehicles, . and the number 
and types of gasoline dispensing and automobile servicing 
facilities. Methods used to estimate the desired maximum 
number of facilities are usually based on an assumed average 
frequency and duration of visit, hours of operation, and the 
assumption that motorists patronize the facility closest to their 
residence. Although studies have found that a significant 
number of customers use gasoline dispensing facilities and 
automobile service within 0.4 to 1.6 km (0.25 to 1.0 mile) from 
their residence, they were generally not conducted in areas 
with high levels of transient traffic such as Mississauga. 
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Gasoline dispensing facilities in Mississauga tend to serve larger 
trade areas. While it may be possible to estimate the number 
of such facilities needed in smaller communities with a more 
definable trade-area sales potential, this is not the situation in 

For example, a trade area analysis conducted for 
a site at Cawthra Road and Burnhamthorpe Road East found 
that approximately 58% of the gasoline customers originated 
within an area bounded by the Q@.E.W., Hurontario Street, 
Eglinton Avenue East, and Dixie Road. This Is a trade area 
extending approximately 4 km (2.5 miles) to the south, and 1.9 
km (1.2 miles) to the north, east, and west. Surprisingly, 42% 
of the customers came from beyond this trade area. 


In view of difficulties experienced by other municipalities in 
attempting to regulate the type of gasoline dispensing 
facilities, and the lack of empirical data to support this type of 
regulation, the City should not attempt to control the ratio of 
facilities or the type of service to be provided. It is still the 
responsibility of the City, however, to establish the context for 
the development of these uses through appropriate Official Plan 
and Secondary Plan policies and Zoning By-law regulations 
regarding use, function, location, site-specific conditions (e.g. 
parking), and design guidelines. Consequently, the general 
policies pertaining to gasoline dispensing and automobile 
service stations should remain in the Official Plan, and the 
detailed policies and guidelines, and the areas to be designated 
for these uses (location and number), should remain as a 
requirement of each Secondary Plan. 


Assessment of Level of Service 


The initial step in the review of land-use policies and zoning 
regulations is an assessment of the current level of service. 


Number and Distribution of Service Bays. 


As of December 31, 1987 there were 1592 service bays in 
Mississauga. This figure compares to a total of 749 in 1974 - an 
increase of 113%. As shown in Table 1, only 301 bays, or 
18.9%, are operated in conjunction with gasoline 

facilities (service station bays), compared to 24.1% in car 
dealerships (with 92 more to open this year) and 19.5% as 
general repair bays. Appendix B provides a summary of service 
bays in conjunction with the retailing of gasoline. 


Tire Specialty Stores 
Car Dealerships + 
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general auto-mechanic. There has also been a significant 
growth of automotive repair franchises such as Speedy Muffler, 
Mr. Transmission, etc. as well as mass producers (e.g. 
Firestone, Canadian Tire) that offer a full range of automotive 
repair services to the consumer. Other factors influencing 
service bay requirements, as identified by the Ontario 
Petroleum Association, include: 


. consumer dependence on automobile dealerships due to 
extended warranties by car manufacturers, highly skilled 
and trained mechanics (especially in advanced 
‘auto/computer technology), extensive inventory of parts 
priced at competitive rates, etc. 


. emphasis on quality control and competition between 
domestic and foreign automobile manufacturers have 
better-bullt cars, resulting in reduced 

after-sales service repairs; 


. large quantity of fast lube bays now satisfy the once 
traditional local oll company service-bay customer; 


. small 3-4 bay operator is hindered by increased costs 
associated with outfitting service bays with advanced 
electronic and diagnostic equipment; 


. highly skilled automobile mechanics tend to gravitate to 
automobile ships and mass merchandiser operations 
enefit packages, and 

art work environment. 


The overall level of service (vehicles/bay) has improved since 
1974. In 1974 there were 101,100 vehicles registered in 
Mississauga and 749 service bays, resulting in a ratio of one bay 
per 135 vehicles. In 1987, the number of registered vehicles 
increased to 180,668; with 1592 bays, the ratio improved to one 
bay per 113 vehicles. With regard to servicing time per vehicle 
(assuming 300 working days @ year), the 1592 bays represent 
approximately 2.6 days of servicing time per vehicle. This 
compares to 2.5 days in 1974. 


Location of bays by type is shown in Map |. It illustrates that 
service bays are generally located along major arterial roads, 
with the greatest number on Dundas Street and Dixie Road. As 
well, there are significant clusters of service bays in several 
locations, including Royal Windsor Drive, west of Southdown 
Road, and along Dundas Street West, west of Erin Mills 
Parkway. In terms of existing facilities, the area south of 
Burnhamthorpe Road is well-served, as is the Meadowvale area 
In the vicinity of Mississauga Road and Erin Mills Parkway. 
Dixie Road, south of Derry Road East, also provides numerous 
automobile service bay facilities. A summary of existing 
service stations by type is contained in Appendix C. 


In summary, it appears that the level of service regarding the 
provision of service bays has improved since 1974. Not only has 
the number of service bays increased (from 749 to 1592), but 
also the ratio of vehicles per bay and the estimated servicing 
time available per vehicle have improved. In addition, while 
the distribution of facilities indicates areas of concentration, it 
can also be concluded that these facilities are geographically 
well-located to serve the residents of Mississauga and the 
travelling public. 


An important aspect of this review Is the recognition of the 
Increase in clalization and consumer dependence on 
automobile dealerships. Technological advances and increased 
specialization in the servicing and repair of automobiles have 
resulted in decline in the percentage of service bays associated 
with the retailing of gasoline from 39.5% in 1974 to 18.9% in 
1987. While the overall level of service has improved, it is 
important to note that fewer service bays associated with 
gasoline retailing have not resulted in a reduction in the level 
of service. 


Number and Distribution of Gasoline Dispensing Uses 


There are 155 gasoline dispensing and automobile service 
stations in the City. 46 percent (71 sites) are self-serve, while 
full-serve and mixed-serve facilities account for 44 percent (68 
sites) and 10 percent (16 sites), respectively. 69 percent of the 
full-serve facilities (47) have service bays compared to 45 
percent of self-serve uses (32) and 50 percent of mixed-serve 
facilities (8). Appendix C contains a summary of 

di uses by type of facility. Map 2 illustrates the 
location of these facilities. 


As mentioned previously, it is difficult to determine an 
appropriate ratio of number of gasoline dispensing facilities per 
capita or per registered vehicle due to the high levels of 
transient traffic. It is equally difficult to provide a suitable 
ratio of full-serve to self-serve to mixed-serve facilities. 


MAP 2 
GASOLINE RETAILING BY TYPE 
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Nevertheless, in order to assess the level of service 
to gasoline dispensing facilities, a descriptive summary of the 


all rezoning and site plan applications have been examined to 
provide an indication of potential facilities (see Appendix D). 


Distribution of Gasoline Dispensing Uses by Planning District 


A detailed discussion and breakdown of level of service within 
each district is in Appendices E and F. 


Established Districts 


ultimate tential. Residents of those districts have 
access to self-serve and full-serve facilities and car servicing 
outlets. 

Developing Districts 

Developing residential districts (those which are less than 80% 
devel south of Highway 403, are Dundas-Fairview, Erin 


Mills West, Erin Mills South and Mississauga Meadows. 
Residents within those districts have access to @ good 
cross-section of uses in nearby residential and industrial 
districts. 


In the developing districts north of Highway 403 - Hurontarlo, 
East Credit, Central Erin Mills, Winston Churchill, Meadowvale 
West, and Lisgar - there Is @ trend towards the development of 
gas bars, often in conjunction with other uses. Most of the 
existing gas bars in the Hurontario district are mixed-serve 
facilities; however, there Is also a definite trend towards the 
development of self-serve gas bars. 


Residents of developing districts north of Highway 403 will not 
have access in the near future to the same cross-section of 
gasoline dispensing fa’ ities as residents within established 
planning districts; however, adequate level of service may be 
provided at ultimate pment by requiring that service 
stations be developed on Neighbourhood Commercial sites, 
instead of gas bars, and by encouraging mixed-serve facilities. 
Most of the current applications for service stations are for 

sites in de ing residential and industrial 


mixed-serve 
districts which will improve the evel of service these areas. 


eas ores 
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In view of the foregoing, it appears that the various automotive 
fuel and service needs of Mississauga residents appear to be 
well-satisfied. The total number of service bays have kept up 
with growth and, although the service role of full-serve stations 
has largely shifted to other specialized automotive repair shops, 
this service function continues to be partially fulfilled by 
full-serve stations, gas bars, and mixed-serve stations. 
Similarly, it appears that Mississauga residents are equally 
well-served with respect to the method of fueling their cars. 
With a properly functioning market, the City should, therefore, 
not restrict or regulate market forces in the petroleum 
Industry, but rather provide the proper planning framework 
within which it may operate. 


4, Location of Gasoline Dispensing Uses 


This section addresses the locational issues and criteria for 
gasoline dispensing uses. It does not include locational 
considerations for combination facilities (ie. - retail 
commercial and service commercial uses combined with fuel 
dispensing uses) which are addressed in a later section of this 
report. 


Gasoline dispensing uses have generally located at intersections 
of collector or arterial roads, or both. These strategically 
located sites are preferred by the industry because of their 
access, visibility, and the high volume of traffic along those 
roads. In addition, it is current City policy to encourage these 
uses to locate at the intersection of major roads or collector 
roads, and preferably that only two corners of any intersection 
be developed, and that these sites be on oblique corners. 


Two concerns have been raised, however, with regard to the 
locational policies for gasoline dispensing uses in Mississauga: 


8) the distribution pattern of gasoline dispensing uses may be 
an inconvenience for the non-commuting driver; 


b) gasoline dispensing uses at major intersections pre-empt 
the possibilities of more significant and aesthetically 
satisfying buildings on important sites. 


To assess the appropriateness of major intersections and other 
locations for gasoline dispensing uses, the above-noted concerns 
were addressed in the context of the following land-use 
planning objectives: to provide locations which are easily 
accessible to drivers; to minimize the potential for 
vehicular/pedestrian conflict; and, to minimize the detrimental 
impact on the character of adjacent areas. 
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Locational Criteria 


) 


Ease of Access 


Major intersections, especially the "going home’ side of 
the street, are favoured for the retailing of gasoline. 
These sites are easily accessible and visible to high 
volumes of traffic. Intersections of major roads and 
minor collector roads also afford ease of access for 
vehicles entering or egressing a service station site, 
particularly if a traffic signal is situated at the 
intersection. 


Regional, District, and Neighbourhood Commercial 
Centres also provide convenient locations as focal points 
for commercial activities for residents of the ‘surrounding 
neighbourhoods. 


Mid-block sites are less accessible and less visible than 
intersection sites. 


Traffic Conflicts/Safety Hazards 


Location criteria should ensure that traffic generated by 
these facilities does not interfere with vehicular or 


pedestrian traffic, or create traffic safety problems. 
Ideally, these sites should be away from areas of heavy 
pedestrian traffic and at locations where vehicular traffic 
will be interrupted for other reasons. 


In this context, intersections are more appropriate than 
mid-block locations, because traffic flow will be 
Interrupted by traffic lights; consequently, drivers expect 
to stop or slow down and use more caution. Vehicular 
Conflict Is more likely to occur at mid-block locations due 
to unexpected vehicular Interruptions, 


Aesthetic Impact on Surrounding Areas 


From a design perspective, gasoline dispensing sites 
contribute little to a sense of community identity and 
may be incongruous with the urban landscape. Their 
Presence at intersections may be detrimental to the 
character of adjacent areas. Gas bars/automobile service 
stations which are Incorporated as part of a larger 
development at an intersection or as part of a commercial 
shopping centre will have fewer negative impacts from a 
design perspective. 


This view is reflected in a publication prepared by the 
Ministry of Municipal Afairs, titled "Design Guidelines — 
Highway Commercial Areas" published in April 1988. It 
says: 


"Gas stations and parking lots tend to dominate major 
Intersections. The advantages of these locations, in terms 
of exposure for other uses are not generally exploited.” 


“Corner locations are appropriate for uses where the 
building, not the car, is the dominant feature on the site 
(e.g. stores, offices or banks). Therefore, parking and gas 
stations should be avoided at major intersections.” 


Ontario Petroleum Association Comments 


The following comments have been made by the Ontario 
Petroleum Association regarding location of sites: 


+ “service stations situated on corners of major 
Intersections provide the most convenient location 
for the public since traffic flowing in most directions 
can be served. 


@ mid-block location, on the other hand, will 
principally cater to traffic travelling in one direction 
only, particularly if the right-of-way Is divided by a 
raised traffic median. Even if there is an opportunity 
to access a service station on the opposite site of a 
‘street, continuous traffic flow could be substantially 
interrupted since the driver would have to negotiate 
a left turn, and cross several through traffic lanes 
which would in turn create an undesirable situation, 
particularly during peak hours. This potential safety 
hazard could be eliminated by providing adequate 
facilities mid-block on both sides of the street, 
thereby introducing twice as many service station 
sites to achieve the same level of service currently 
available on corners. 


the trend over the last 15 - 20 years has been toward 
fewer strategic sites serving high volumes and larger 
trade areas. This has led to more investment in 
Individual sites and greatly improved building design 
and landscaping. Restricting service stations to 
mid-block locations would lead to a reversal of this 
trend and result in a proliferation of service station 
sites along both sides of the roadway. 


ses, Mat 
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since vehicles de-accelerate or stop at intersections, 
drivers have a longer response time to make decisions 
regarding vehicle refueling, purchase price of 
gasoline product, level of service offered, etc. 
Mid-block locations pose a higher risk as drivers must 
respond more quickly to these types of decisions and 
execute turning movements at higher speeds, 
especially along major roads. 


from @ security standpoint, corner locations offer a 
high degree of visability and surveillance to the 
travelling public and patrol officers, thereby reducing 
the opportunity for theft and vandalism. 


concerns over architectural interest, community 
Image, and environmental sensitivity can be properly 
addressed through urban design criteria and municipal 
controls. Special consideration and enhanced 
features can be included into corner lots which lle 
within ‘Prestige Industrial’ areas or are situated 
along high profile corridors. 


the introduction and incorporation of selected retail 
and service commercial uses into service station 
centres would provide a greater possibility to develop 
corner sites with articulate architectural elements". 


Based on the foregoing, the following policies are 
recommended for the location of gasoline dispensing uses: 


+ gasoline dispensing, automobile service, and service 
station uses will be encouraged to locate at 
Intersections of major roads (arterials and major 
collectors) and intersections of a minor collector and 
major road, except where such locations are 
important or sensitive in terms of City image, srea 
character, streetscape, or significant natural 
features. 


gasoline dispensing uses will generally be discouraged 
from locating at mid-block locations, although in 
some situations these locations may be desirable. 
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no more than two gasoline dispensing and/or service 
station sites should be permitted at any intersection, 
preferably at diagonally opposite corners. This is an 
adequate number to serve consumer demand and 
would reduce the impact of such uses on surrounding 
areas as well as prevent the potential traffic 
congestion which could occur If three or four such 
uses were located at an intersection. 


automobile service and service station uses are 

encouraged to be developed as part of a 

Reieenoed, District, or Regional Commercial 
tre. 


5, Other Uses in Conjunction with Gasoline Dispensing Uses 
Trends 


A major trend in the petroleum industry has been 
cross-marketing - combining gasoline sales with other 
services. The most obvious example of this trend in Ontario has 
been the combination of gas bars with convenience stores. This 
trend is not unique to Ontario, and can be seen throughout 
North America. Selling gasoline from a general store was one 
of the earliest methods of retailing gasoline. Since that time, 
gasoline retailing has been combined with various other uses, 
including automatic car washes, restaurants, shopping centres, 
parking lots, automobile sales, automobile tire and accessory 
stores, catalogue sales stores, donut shops, dry cleaning 
establishments, pop shops, banks, etc. 


From the consumers’ perspective, combination uses offer 
‘one-stop’ convenience shopping. From the industry's 
perspective, cross-marketing enables the owners to maximize 
the financial return of the site. 


It is the position of the Ontario Petroleum Association that 
municipalities should provide for convenlence-type uses in 
conjunction with gasoline retailing. These uses would be 
characterized by frequent purchases, essential non-durable 
consumables, low average purchase value, short-term parking 
requirements, quick transaction time, and convenient 
locations. Uses cited as compatible with gas bars/service 
stations include convenience food stores, dry cleaners, donut 
shops, photo processors, restaurants, pop shops and banks. 
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Arguments for allowing combination uses on gasoline retailing 
sites generally focus on land economics and consumer benefits. 
As stated by Ontario Petroleum Association, "convenience of 

essential non-durable consumables quickly and at a 
reasonable cost is demanded by the consumer and this demand 
will continue to grow". Developing additional uses on gasoline 
retailing sites is one way to accommodate these needs. (A copy 
of OPA's position paper ‘Gas Bar and Selected Retail Use 
Combinations’ is attached as Appendix G.) 


Other Municipalities 


The response of municipalities to the trend of combining 
gasoline retailing uses with other services is varied. 
Municipalities in Ontario have usually responded in the 
following ways: 


a) not permitting other uses on gasoline retailing sites. 


b) permitting combination uses on a site-by-site basis, 
thereby treating every application on its own merits. 


c) amending the zoning by-law to include a special zone 
which permits gasoline retailing uses in conjunction with 
other uses. 


d) developing guidelines for the assessment of the suitability 
of specific sites for combination uses. 


Most municipalities have no formal policy for dealing with 
applications for these types of combined uses and, therefore, 
treat each application on its own merits. Appendix H contains 
a summary of the policies of selected municipalities. 


The review of other municipalities’ policies regarding gasoline 
retailing and combination uses indicates that these types of 
uses are permitted in many municipalities. 


From the perspective of providing for a range of consumer 
choices, combining gasoline sales with other uses may provide 
consumers with a convenient one-stop location for purchasing 
essential durable consumables or services. It should be noted, 
however, that focal points have been designated in the 
Mississauga Official Plan for retail and service commercial uses 
which, if allowed to develop indiscriminately on gasoline 
retailing sites, could undermine the established hierarchy of 
commercial development. 


There are a number of other factors, therefore, which must be 
considered In assessing the suitability of combining gasoline 
retailing with other uses: 


. traffic congestion which could be created on site and by 
vehicles accessing or egressing the site. 


pedestrian safety on-site and along sidewalks adjacent to 
the site. 


parking problems. 
market feasibility and impact implications. 
aesthetics 


neighbourhood impact - noise, litter, crime, loitering, and 
possible 24-hour operations. 


To assess the suitability of various uses in conjunction with 
gasoline retailing, each of those uses is discussed below: 


Convenience Stores 
Convenience stores are compatible uses in conjunction with 


gasoline retailing. Automobile service stations are permitted in 
several Plans as part of either a Neighbourhood or 


District Commercial Centre. As well, automobile commercial 
zones currently permit certain limited retail uses as part of 
service stations/gas bars. These include prepackaged solid fuels 
such as firewood, charcoal and manufactured logs, soft drinks, 
Ice, products sold from vending machines, and ready-to-use 
prepared packaged food. Presently, however, gasoline retailing 
is not permitted on Convenience Commercial sites. 


Convenience stores tend to generate a high level of pedestrian 
and vehicular traffic and, therefore, the development of such 
uses have associated traffic separation, parking, and safety 
implications. Other municipalities indicate that these issues 
are generally not a problem if adequate provision is made for 
parking, and traffic circulation/separation is clearly delineated, 
as part of the site plan approval process. Convenience stores 
are considered as a separate second use and, therefore, the 
provisions and zoning criteria for that use must be satisfied. 


With respect to other issues such as litter and crime, it appears 

that major convenience-store chains have litter control and 

crime prevention programs. Since convenience stores are often 

twenty-four hour operations, noise ls a consideration; however, 

appropriate site development provisions with consideration of 
should resolve this concern. 
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Aside from the land-use considerations, the market impact of 
permitting convenience stores on gasoline retailing sites must 
also be considered. It is City Policy to monitor and assess retail 
requirements, and to ensure that the amount of retail space 
developed in the City does not exceed the amount which can be 
supported by the population and income base. Retall 
commercial space has been designated in the Official Plan and 
lary Plans, and subsequently reviewed for the north-west 
quadrant of the City in the ‘Retail Commercial Development 
Strategy’ report adopted by City Council on December 7, 1987, 


The juxtaposition of convenience stores and gasoline retailing 
facilities should be considered within the context of the 
following Convenience Centre policy contained within the 
Secondary Plans for new Districts: 


“Convenience Centres are designated as “possible” sites on 
Schedule 2, Land-Use Plan, which may be moved, added to or 
deleted subject to among other matters, a feasibility and 
impact study (where a site Is being added), compatibility with 
the surrounding }, traffic impact, and a sultable design 
Including adequate screening, buffering, sufficient parking, and 
acceptable access arrangements and signage; 


To be consistent with the foregoing policy, it is recommended 
that the Official Plan/Secondary Plan policies be amended to 
permit convenience stores to locate on a highway commercial 
site subject to a satisfactory market feasibility and impact 
study, compatibility with surrounding land-uses, a traffic 
impact analysis, and a suitable design Including adequate 
screening, buffering, sufficient parking, acceptable orientation 
and access arrangements and signa The maximum gross 
lensable area devoted to convenience retail uses should be 
300 mé (3,250 sq. ft.). A restaurant, convenience restaurant, or 
take-out restaurant should not be permitted as part of the 
retall component. 


In addition, there is merit in permitting gasoline dispensing uses 
as part of a Convenience Commercial designation subject to 
compatibility with surrounding land-uses, a traffic impact 
analysis, a suitable design Including adequate screening, 
buffering, sufficient parking, acceptable access arrangements 
and signage. The Zoning By-law should not be amended, 
however; each application should be dealt with on its own 
merits In the context of the above-mentioned policies. 
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Restaurants and Donut Shops 


The Highway Commercial policies of Secondary Plans permit 
restaurants and convenience restaurants subject to the 
preparation of a site development plan which demonstrates that: 


= the restaurant design is harmonious in architectural 
characte: le, and building material with adjacent 
development; 


the existing transportation system is adequate to 
accommodate traffic generated by the restaurant; 


Ingress and egress arrangements have been made to the 
satisfaction of the City and the Region of Pi 


the restaurant will not adversely impact nearby 
residential land-uses. 


The policies do not specifically indicate whether a 
restaurant/convenience restaurant is permitted in conjunction 
with other highway commercial uses. 


In the Zoning By-law, restaurants connected with, and forming 
an integral part of an automobile servic: ition, are permitted 
in AC and AC6 zones. Convenience urants, including 
donut shops are not permitted uses; these uses present a greater 
potential for traffic circulation and parking problems than 
other conventional restaurants because they generate more 
traffic at peak hours with a higher customer turnover rate. 
Other problems associated with these uses include late hours of 
operation, noise, and litter. While there may be some merit in 
permitting these uses in conjunction with gasoline retailing in 
industrial districts, they are generally not suitable for 
residential districts. 


In view of these concerns, the Zoning By-law should be 
amended to delete reference to restaurants connected with and 
forming an integral part of an automobile service station, and 
each application for a restaurant in conjunction with a gasoline 
dispensing and/or automobile service use should be considered 
on its own merits In accordance with the above-noted 
Secondary Plan policies. 
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Bank Machines 


Car Washes 


In accordance with the car-wash policies 
Secondary Plans permit car washes on si 
Commercial within Industrial 


are permitted in the Hurontario 
of the Regional Centre in Central 
washes are permitted at the 
0 the following: 


- @ site plan which satisfactorily addresses massing and 
conceptual design, _building location, buffering, 
landscaping, exterior lighting, and signage; 


@ noise study which demonstrates to the satisfaction of 
the City that noise generated by the car wash will not 
exceed the ambient noise level; 


adequate capacity In the existing transportation system to 
accommodate vehicular traffic generated by the car wash; 


vehicular ingress and egress arrangements satisfactory to 
the City and any other authority having jurisdiction, 


It is the position of the Ontario Petroleum Association that 
Neighbourhood Commercial Centres are often not large enough 
car washes, and that secondary plan policies 
car washes on sites with easy 

access In residential districts. 


Other concerns with locating car washes in residential districts 
include their unfavourable impact on surrounding residential 
areas in terms of noise and motor vehicle exhaust fumes, 
although it is noted that noise levels for automatic car washes 
have improved considerably over the years. However, traffic 
congestlon/conflicts both on-site and by vehicles accessing and 
egressing the site may also be a problem, particularly during 
peak periods. 


lities account for 

‘able 2). There appears to be 

washes to service the established 

residential districts. As well, there are adequate opportunities 

for the development of car washes in the newer districts - 

three sites in East Credit, three sites in Hurontario, two sites In 
Central Erin Mills and two in Lisgar. 


Car washes should not be permitted on Highway Commercial 
sites In Residential Districts; therefore, no change to the 
Secondary Plan policies is recommended. 


Other Service Uses 


Other service uses (e.g. personal services) may be compatible 
with gasoline retailing, however, the appropriateness of these 
uses will be assessed through the development application 
process. 


Uses such as super-mall boxes are not compatible in 
Conjunction with free-standing gas bars on service stations, or 
as part of a combined use on 9 Highway Commercial site. 
Super mail boxes, however, may be compatible with gasoline 
retailing and other uses on convenience commercial sites. 


Company Address 


‘Shell Canada 

1. 3685 Erindale Stn.Rd 
Burnhamthorpe Rd.W. 
1520 Courtney Park Dr, 
at Dixie Rd. 


Esso 

1, 3445 Hurontario St. 
at Central Parkway 
Dixie Rd. at 
Courtney Park Dr. 


S/W corner Lakeshore Rd. 


West & Clarkson Rd.*(uc) 
S/W corner Erin Mills 
Parkway & Leanne Blvd.*(uc) 
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Sunoco 

1, 1401 Matheson Blvd. W. 
at Dixie Rd. 

2, 655 The Queensway East 
at Cawthra Rd. 

3. 5555 Kennedy Rd. 


6400 Erin Mills & 
Battleford 

2100 Burnhamthorpe Rd. 
& Erin Mills Parkway 
2125 Dundas St. & 

Fifth Line W. 

3011 Wolfedale Rd. 

& Dundas St. 

114 Lakeshore Rd. E. 

& Helene St. 

1334 Dundas St. & 

Dixie Rd. 

995 Eglinton Ave. & 
Tomken Rd. 

3171 Derry Rd. & 
Legion Rd. 

Dixie Rd. & Shawson Dr. 


TOTALS 


* (uc) = facility is under construction 
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6. Gasoline Dispensing/Automobile Service Station 
Design Guidelines: 


Note: for simplicity in wording these guidelines, all forms of 
gas dispensing/automobile service stations are here referred to 
as gas stations. 


Due to their function, gasoline dispensing/automobile service 
stations normally have a high proportion of paving to building; 
the buildings - often little more than a canopy and kiosk - tend 
to be mechanical in character, are often pre-fabricated, 
brightly coloured, with excessive signage, promotional displays 
and logos, and typically lacking in architectural interest. The 
landscaping which can be required by the City is limited by the 
extent of on-site paving, and by the need for security through 
visibility of the kiosk. 


The City policy alms to allow their development, in harmony 
with adjacent uses, to serve the public conveniently and safely. 
Concerns about gas stations usually revolve around matters of 
interference with traffic flow and pedestrian movement, noise 
and odour pollutants, preclusion of transit stops at 
intersections, and aesthetic quality. Greater architectural 
content can be expected and should be encouraged. 


The approach to dealing with gasoline dispensing/automobile 
service stations and associated uses should not be by way of 
attempts to anticipate every situation. Rather, each proposal 
should be considered on its merits in the context of its setting, 
the Official Plan, any special area policies, and the 
recommendations of this report. 
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1, General Guidelines 


1.1 Where the dispensing of gasoline is combined with 
car repairs, car washes or retail outlets, groupings 
of such functions under one roof are preferable, 
since more substantial built volume can be created 
and a stronger design impact achieved. 


Landscaping should be provided consistent with the 
area streetscape. Respecting safety and security of 
heavily screened gas station, suitable 

material at appropriate height and density should be 
selected to satisfy aesthetic, safety, and security 
concerns, 


Unsatisfactory/Security, Visibility 


Heights of canopies should be limited to the 


minimum height still allowing large trucks to pass 
below them, about 13' 6" (4.2 m). Canopy depths 
should be designed to be compatible with the 

the site development and with 
surrounding uses. Kiosks under the canopies are 
encouraged to be extended up to the underside of 
the canopy. 


Unsatisfactory Height 


-————_-——-- -——— 
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Acceptable 


1.4 Signage should comply with the Sign-By-law, which 
is being updated in respect of gasoline 
dispensing/automobile service stations to 
accommodate informational signs ne by | 
motorists. Ground signs should be at eye level | 
where they are fully visible, and visual clutter | } 
should be minimized. | i 


appropriately integrated into buildings, the canopi 
and walls of the building should not be treated as 
the signs themselves. The use of corporate colours 
over the whole of the bullding structures is 
discouraged. 


While corporate colours, signs and logos can be 


Unacceptable Clutter 


7 
7 


2. 


Specific Guidelines 


21 


In_general industrial areas which are developed or 
developing as low-profile car-orlented commercial 
or highway commercial area, the level of the design 
of gas stations need not exceed the level of 
‘surrounding developments. 


In_residential areas, architectural finishes should be 
compatible with those used on bulldings in the 
adjacent areas, e.g. brick, shingles. The scale and 
form should be modified to sult the neighbourhood, 
e.g. - sloped roofs, gables etc., (but not to the 
extent of mock-historic elements). Landscaping, 
fences and berms protecting the residential area 
should be provided in accordance with the City 
Landscape Approval Manual. 


The zoning by-law provides for sufficient setbacks 
and buffer zones. 


j 
| 
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2.3 should be treated with the utmost | 
care; screening in the form of landscaping may be i’ 


required above the normal standards. 
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gasoline 
ral intersections of major and minor roads or at 
mid-block locations. 
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Sympathetic Design 
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In terms of cityscape, major urban intersections 
(such as Eglinton Avenue/Hurontario Street) can 
provide opportunities for focal points of heightened 
interest and architecturally significant landmark 
buildings, to which gas stations, by thelr nature, can 
seldom respond. Ideally, such intersections should 
be reserved for higher order developments which 
can enhance the image of the whole City. Further, 
some major intersections may be in areas of special 
character (e.g. - on Mississauga Road scenic route), 
in areas of important natural features (such on 
the Derry Road diversion across the Credit Valley), 
or near the City boundary where a gateway 
treatment may be desirable; such situations are 
the presence of gas 
important major 
intersection locations gas stations may be excluded 
by existing land-use controls, at other significant 
locations, gas stations are either existing or 
allowed. The latter are shown on the map below, 
and in these locations it is intended to encourage 
development or redevelopment appropriate to the 
emerging character and quality of the location, 
primarily through future review of Official Plan and 
Secondary Plans. 
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MAJOK INTERSECTIONS MAPORTANT FOR 
STREETSCAPE IMAGE WHERE GAS STATIONS 
EXIST OR ARE ALLOWED 
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It Is the responsibility of the City to provide the planning 
framework for the provision of gasoline di and 
automobile service uses. The Official Plan should contain 
general policies pertaining to location and use, while 

Plans provide the detailed policies and the designation of sites. 
The City should not restrict the ratio of 
full-serve/self-serve/mixed-serve facilities, but rather allow 
market forces to regulate the provision of these uses within the 
framework provided by the policies and designations In the 
Official and Secondary Plans. 


Current policies regarding location and use were established in 
1975 in response to several applications for conversion of 
full-serve to self-serve facilities. Although the policy does not 
address City Council position on the number (supply) or type of 

dispensing/automobile service facilities, the level of 
service has actually improved without those controls. 


Not only has the number of service bays increased significantly 
since 1974, but also the ratio of icles-per-bay and the 


A significant aspect regarding the provision of service bays is 
the increase in specialization in the marketplace and consumer 
on automobile dealerships. The decline in the 
Percentage of service bays associated with the retailing of 
gasoline has not resulted in a reduction in the level of service. 


There appears to be an adequate level of service provided 
regarding gasoline dispensing uses. On the basis of the 
experience in Mississauga, it is highly unlikely that without 
municipal regulations, most gasoline dispensing outlets would 
become self-serve facilities due to consumer demand for 
full-serve and mixed-serve uses, 


The intersections of major roads (arterial and major collectors) 
and the Intersections of a major road and a minor collector 
provide the most appropriate locations for gasoline dispensing 
and automobile service uses. Subject to the design guidelines, 
mid-block locations may be acceptable in certain areas of the 
City. No more than two such facilities should be Permitted at 
any intersection, preferably at oblique corners, 


Those designations in the Official Plan which allow highway 
commercial uses secondary to the main use will be the subject 
of future review as to thelr appropriateness, particularly 
Prestige Industrial and Intermediate Office Use. Certain 
intersections where gasoline dispensing is allowed have been 
identified as significant for the image of the City, such as on 
Hurontarlo Street (approach to City Centre) on Courtney Park 
Drive (prestige industrial), Derry Road West (diversion around 
Meadowvale Village), Erin Mills Parkway, Mississauga Road, and 
locations at the City Boundary which may be important as 
gateways. Development forms appropriate to such locations 
will be encouraged. 


Convenience stores, bank machines and other 
convenience/service uses should be permitted on gasoline 
dispensing and automobile service sites subject to the policies 
of the Official Plan and Secondary Plans. Design guidelines for 
gasoline dispensing developments should be applied to all 
proposals for such developments. 


1, That the "General Policy for Service Stations” be repealed. 


2. That Section 5.5.8.1, Definition - Highway Commercial 
Land Use Policies in the Official Plan be amended to 
include gas bars and automobile service uses in the list of 
highway commercial uses. 


That Section 5.5.8.2, Policies - Highway Commercial 
Land-Use Policies in the Official Plan be amended to read 
as follows: 


a. Detailed policies for the location and number of 
Highway Commercial uses will be required in each 
Secondary Plan. 


Where no Secondary Plan exists, or where no 
Secondary Plan is anticipated in the near future, or 
where the primary land-use 1s not Highway 
Commercial, highway commercial uses may be 
permitted in other conceptual land-use designations 
shown on Schedule 11 through individual zoning 
applications, provided that the following are met: 


. there is a demonstrated need for the proposed 
use; 


+ the proposed use will not produce traffic 
volumes which cannot be safely handled by the 
existing transportation system; 


automobile service, 


to locate at intersections of major roads (arterials 
‘and major collectors) and intersections of a major 
road and a minor collector, except where such 
locations are important or sensitive in terms of City 
image, area character, streetscape, or significant 
natural features. 


@ maximum of two gasoline dispensing, or 


automobile service, or automobile service station 
uses will be permitted at any Intersection, at 
diagonally opposite corners, 


gasoline dispensing uses will be discouraged as single 
uses at important intersections. Where a Secondary 
Plan or the zoning by-law permits automobile 
commercial uses as primary uses on significant 
these uses will continue to be permitted as 
part of an overall development which is congruent 
with the character of the area. Where a gasoline 
dispensing use cannot be successfully integrated in 
the design and development scheme of a major 
Intersection, it is preferred that the next 
intersection be used for the gasoline dispensing use. 


convenience retail and personal service uses up toa 
maximum gross leasable area of 300 m2 (3,230 sq. 
ft.), excluding restaurants, convenience restaurants, 
and take-out restaurants, will be permitted in 
conjunction with gasoline dispensing and automobile 
service uses subject to, among other matters, a 
market feasibility and impact study, compatibility 
with surrounding land uses, a traffic impact 
analysis, and a suitable design including adequate 
screening, buffering, sufficient parking, acceptable 
access arrangements, and signage. 
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bank machines will be permitted in conjunction with 
gasoline }» automobile service, and 
automobile service station uses subject to, among 
other matters, compatibility with surrounding land 
uses, a traffic impact analysis, and a suitable design 
Including adequate screening, buffering, sufficient 
perksos, acceptable access arrangements, and 
ignage. 


car washes will not be permitted in highway 
commercial designations in Residential Districts. 


that design guidelines established by the City for 

fay commercial uses be applied to ensure 
@ppropriately designed developments in harmony 
with neighbouring uses. 


k, the integration of gas dispensing developments with 
commercial centres of all kinds will be encouraged. 


~ Neighbourhood Centre, in the Official 
Plan be amended to permit automobile service uses, and 
automobile service stations to be developed as part of a 
Regional, District, or Neighbourhood Commercial Centre. 


That Section 5.5.5, Commercial Land Use Policies - 
Convenience Centre, be amended to permit gasoline 
uses subject to, among other mat 
compatibility with surrounding land uses, a traffic Impact 
and a suitable design Including adequate 
screening, buffering, sufficient parking, acceptable access 
arrangements, and signage. 


That Sections (91) and 96B) of Zoning By-law 5500 be 
amended by deleting the clause, “a restaurant connected 
with and forming an integral part of an automobile 
service station”. 


That Zoning By-law 5500 (former Town of Mississauga), 
1227 (former Town of Port Credit), and 65-30 (former 
Town of Streetsville) be amended to standardize the 
definitions of “automobile service station", "gas bar", and 
“automobile service uses”. 


BthirrtI§, 


R. G. B. Edmunds 
Commissioner of Planning and Bullding 
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SERVICE STATIONS (GENERAL POLICY) 


General Policy Statement 
It is the intention of the Municipality: 


1) to permit service stations in locations that will 
serve the demand for their facilities most 
efficiently. 


2) to encourage service station owners and operators to 
maintain a high standard of design, construction, 
maintenance and landscaping; so that service stations 
will not become visually obnoxious but rather aestheti- 
cally satisfying and mold harmoniously with other land 
uses which exist or may be developed in the area. 


For the purpose of this policy there shall be two types of area, 
“urban” and “non-urban”. The former shall be those which are more 
than 25% developed, the latter those which are less than 25% 
developed. . (q 


Specific Policy for "Urban" and "Non-urban" Areas 


1) Vehicular access to and from a service station will not 
be permitted where this speed limit is: 


a) SO mph. 
(i) on a grade greater than 4% 


(ii) on a curve greater than 1 degree 30 minutes 
(a curve with a radius of 3.820 feet) 


(iii) unless a vision line of 800 feet is possible 
in both directions. 


b) 30 m.p-h. 
‘ (i) on a grade greater than 6% 


(ii) on a curve greater than 6 degrees (a curve with 
a radius of 955 feet) 


(iii) unless a vision line of 300 feet is possible ¢ 


in both directions. 
seee0%-.-Continued ot ' 
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STANDARD POLICY 


SERVICE STATIONS (CONT.) 


Specific Policy for “Non-urban” Areas 


1) New Service Stations mav only be located at the inter- 
section of major roads. 


It is preferred that: 


a) 


only two service stations be permitted to locate 
at any intersection. 


b) these service stations be located on obliaue corners 
thus being able to serve all traffic using the inter- 


section. 


“Specific Policy for "Urban" Areas 


( 1) Up to two service stations mav be considered desirable 
in conjunction with a shopping centre, but only when 
they can be located scd°as to be an integrated part of 
it. It is only considered desirable that one service 
station shoulé be permitted with shopping centres with 
a site of less than 10 acres in extent. 


Service stations will not be permitted within commercial 
nucleii. (Commercial nucleii for the purpose of this 
policy are to be considered as those retail commercial 
groups which are not in the form of shcpping centres but 
rather in the form of strips or blocks). 


New Service Stations may only be located: 


a) At the intersection of major roads. “ 


b) At the-intersection of collector roads and major 


roads. 


Service Stations will not be preferred in residential 
areas. 


It is preferred that only two corners of any intersection 
be developed as service station sites, and preferably on 
oblique corners. 
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Source: Ontario Petroleum Association, December 1987. 
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EXISTING SERVICE STATIONS 
Self-Serve Full Serve Service Bay Car Wash pee ieece 
Is 


Rainbow 
(S/E corner Dundas Street West 
& Winston Churchil! Boulevard) 


Petro Can 
(S/W corner Battleford Road 
& Winston Churchill! Boulevard) 


Shell 
(S/E corner Aquitaine Avenue 
& Winston Churchill! Boulevard 


Shell 
(S/W corner Unity Gate 
& Winston Churchill Boulevard 


Texaco 
(S/W corner Leanne Boulevard 
& Erin Mills Parkway) 


Shell 
(S/E corner Fowler Drive 
& Erin Mills Parkway) 


Petro Canada 
(N/E corner Fowler Drive 
& Erin Mills Parkway) 


Sunoco - Self-Serve 
(N/E Reid - Queen Street) 
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EXISTING SERVICE STATIONS 


Self-Serve Full Serve Service Bay Car Wash 


Page 2. 


Convenience 
Goods 


Shell 
(S/E corner South Millway 
& Erin Mills Parkway) 


(S/E Burnhamthorpe 
corner 
Road & Erin Mills Parkway) 


Sunoco 
(N/E corner Folkway Drive 
& Erin Mills Parkway) 


Guif 
(N/E corner Battleford Road 
& Erin Mills Parkway) 


Petro Canada 
(S/E corner Battleford Road 
& Erin Mills Parkway) 


Guif 
(S/E corner Derry Road & 
Hurontario Street) 


Shell 
(S/H corner Derry Road 
& Hurontario Street) 


Petro-Can Self-Serve 
(N/H Mavis - Burnhamthorpe Road) 


Esso Self-Serve 
(S/E Mavis - Burnhamthorpe Road) 


Esso 
(S/E Central Parkway - Highway 10) 
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EXISTING SERVICE STATIONS 


Self-Serve Full Serve Service Bay Car Hash 


Texaco 
(N/W corner Britannia Road Hest 
& Hurontario Street) 


(N/E corner Britannia Road East 
& Hurontario Street) 


Shell 
(S/E corner Matheson Boulevard 
& Hurontario Street) 


Ultramar 
(W/H corner Hawthorne Boulevard 
& Hurontario Street) 


Esso 
(W/W corner Eglinton Ave. Hest 
& Hurontario Street) 


Shell 
(S/E corner Eglinton Ave. East 
& Kennedy Road) 

Petro Canada 

(N/K corner Bp) iaton Ave. East 
& Tomken Road 


Guif 
(S/E corner Eglinton Ave. East 
Tomken Road) 
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EXISTING SERVICE STATIONS 
Self-Serve Full Serve Service Bay Car Wash Convenience 
Goods ‘= 
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Texaco Self-Serve x 
(N/E Wolfedale - Dundas Street) 


Self Serve Gas Bar 
(S/E South Millway - Erin Mills Pkwy.) X 


Shell 
(N/W corner Derry Road East 
& Dixie Road) 


Petro-Canada 
(S/E corner Derry Road East 
& Dixie Road) 


Ultramar 
(W/W corner Britannia Road East 
& Dixie Road) 


Esso 
(N. of Britannia Road East, 
east side Dixie Road) 


Shell 
(S/W corner Britannia Road East 
& Dixie Road) 


Petro-Canada 
(N/E corner Aimco Boulevard 
& Dixie Road) 


A.B.M. Garage 
(S/E corner Hampton-Lakeshore) 


A.W. Guif 
(Applewood Shopping Centre) 


EXISTING SERVICE STATIONS 


Self-Serve Full Serve Service Bay 


Texaco Full Serve 
(East side of Lorne Park, 
north of Queen Victoria) 


Airport Road XL 
(East side Airport Road 
between American & Orlando Drive) 


All-Seasons Esso 
(Queen Street south of Britannia) 


Andrews Shel] 
(Indian Road west of Mississauga Road) 


lewood Hills Petro-Can 
(S/H corner of Dixie Road & Bloor) 


Applewood Sunoco 
(Insite Ave. & North Service Road) 


Bawas Gas Bar 
(Across from Air Canada) 


Beaver Gas Bar 
(Worth side Lakeshore Road 
East of Highway 10) 


Beaver Gas Bar 
(Worth side Lakeshore Road 
between Dixie & Browns Line) 


Bennetts Guif 
S/E corner Dundas Street & Glengarry) 


Car Wash 


Convenience 
Goods 
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EXISTING SERVICE STATIONS 


Self-Serve Full Serve 


Bernies Auto Service 
(West side Queen Street 
North of Britannia) 


Full Serve Gas Bar 
(N/H Clarkson Road - Lakeshore Road) 


Bernies Esso 
(S/E corner Dixie Road 
& Dundas Street) 


Bonavista Service - DX 
(N/W corner Lakeshore 
& Lorne Park Drive) 


rene - Petro Canada 
(South side Dundas Street 
East of Mason Heights) 


Burton's Petro-Can 
(East Hi 10 across from 
Port Credit Go Station) 


Carriage Road Self-Service 
(S/H corner Carriage Road 
& Dundas Street) 


Cauch's Gulf 
(N/E corner Bloor Street & Tomken Road) 


Colalillo Texaco 


Service Bay Car Wash 
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EXISTING SERVICE STATIONS 
Self-Serve Full Serve Service Bay Car Wash Compience 
Is 
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Full Serve Gas Bar x 
(S/E Clarkson Road - Lakeshore Road) 


Confam-Regent 
(S/H Bloor Street & Tomken Road) 


Cooksville Sunoco 
(N/H corner Dundas Street 
& Kirwin Street) 


Cosimos-Regent 
(S/W Dundas Street East - Haines Road) 


D & P Vaillancourt - Petro Can 
(W/W Cawthra Road - Rathburn Road) 


& Erindale Station Road) 


Daleys Shell 
(S/E corner Matlock Street & 
Mississauga Road) 


Dixie Bloor Sunoco 
(N/E corner Dixie-Bloor) 


Dixie-Matheson Service 
(S/W corner Dixie Road & 
Matheson Road) 


Economy Service Centre 
(Britannia Road & Eglinton 
West side of Highway 10) 


Self-Serve Full Serve Service Bay Car Wash 


Eslsens-Petro Canada 
(East side Deta Road at Lakeshore) 


Erics Sunoco 
(Worth side Dundas - Etobicoke Creek) 


Dal Self-Serve Shell 
(West side Queen Street 
north Britannia) 


Self Serve 
(W/W Halden Circle - Lakeshore) 


Esso Self Serve 
(N/E Millcreek & Derry) 


F &S Sui 
(N/E hinston Churchill] Boulevard 
& The Collegeway) 


Fisher Shell 
(Worth Dundas Street 
West of Highway 427 


5 & 10 Guif 
(S/E Dundas Street & Highway 10) 


Gastown Service 
(Airport Road & Derry Road 
west Airport Road) 


Griecos Gas 
(Dixie Road oe of Burnhamthorpe) 
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Convenience 
Goods 


EXISTING SERVICE STATIONS 


Self-Serve Full Serve Service Bay Car Wash 


Petro Can Self Serve 
(West of Dixie Road on Dundas Street) 


Gulf Self Serve 
(Worth side Lakeshore Road 
West of Southdown Road) 


Self Serve Gas Bar 
(S/W Central Parkway - Burnhamthorpe) 


Gulf Car Wash 
(Derry Road East of Airport Road) 


Petro-Can 
(West of Sth Line - North side 
of Dundas Street) 


Jacks Sunoco 
(N/E corner Goreway Drive & 
Derry Road) 


John's Petro Can 
(North side Derry Road 
West of Airport Road) 


Kartex Texaco 
(North side Burnhamthorpe Road 
East of Cawthra Road) 


Texaco 
(West side Stanfield Drive 
North of Dundas Street) 


Page 9. 
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Goods 
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EXISTING SERVICE STATIONS 


Self-Serve Full Serve Service Bay Car Wash Convenience 
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Lakeshore Automotive x x x x 
(S/W corner Lakeshore & 
Mississauga Road) 


Pronto Gas Bar 
(S/E Lakeshore & Enola) 


Lakeview Sunoco 
(N/M Front - Lakeshore) 


Self-Serve Gas Bar 
(W/W Dixie - Dundas Street) 


Linos Sunoco 
(S/E Liruma Road - Dundas Street 


Lisbon Guif 
(S/H corner South Service Road 
& Haig Boulevard) 


Loca Automotive 
(South side of Dundas - East of 
Stanfield Drive) 


Northtown Shell 
(Queen Street - across from Matlock) 


Norton Esso (1) 
(N/E corner Dixie Road & 
Burnhamthorpe Road) 


Norton Esso (2) 
(N/W corner Dixie Road & 
Eglinton Ave.) 
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EXISTING SERVICE STATIONS 
Self-Serve Full Serve Service Bay Car Wash meni pace 
is 


Nosworthy Shell 
(North of Derry Road & Dixie Road) 


P.M. Service - Sunoco 
(N/E Tomken & Burnhamthorpe Road) 


Park Royal - Petro Can 
(N/E Truscott - Bodmin) 


Penn Texaco 
(West of Kirwin on South side 
Dundas Street) 


Malton Texaco 
(West of Airport Road North of 
Derry Road) 


Marshalls Esso 
(West side Hurontario Street 
North of The Queensway) 


McDonalds Gulf 
(S/E corner Bloor Street 
& Havenwood) 


Meadowvale Sunoco 
(South side Falconer Drive 
Opposite Campobello Road) 


Pioneer 
(N/E corner Lakeshore Road 
& Highway 10) 
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EXISTING SERVICE STATIONS 


Self-Serve 


Full Serve 


Service Bay Car Wash 
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Pit Stop Gas Bar 
(North side Dundas Street 
East of Dixie Road) 


Pit Stop Gas Bar 
(Canadian Tire) 
(N/M Bromsgrove at Southdown) 


Pronto 
(S/H corner Benedet & 
South Sheridan Way) 


Provost Shell 
(S/E corner Dundas Street 
& Cliff Road) 


Reas Texaco 
(S/E corner Goreway Drive at Etude) 


Tony's Petro Canada 
(East side Lorne Park Road 
North of Lakeshore Road) 


Top Value 
(N/E corner Asta & North 
Service Road) 


Shell Canada 
(S/E Burnhamthorpe Road & 
Erindale Station Road) 


x 


( 
& Dixie Road) 


Shell Canada 
(West side Airport Road 
North of Derry Road) 


Shell Canada 
(South side South Sheridan Way 
West of Mississauga Road) 


Shell Canada 
(East of Dixie Road on 
Worth side Bloor) 


Shell Canada 
(S/E corner of Cawthra Road 


& Lakeshore Road) 


Sheridan Auto Service 
(North side North Sheridan Way 
West of Erin Mills Parkway) 


Southdown Auto Service 
(South east corner Southdown Road 
& Truscott) 


Suny's Gas Bar 
(S/E corner Lakeshore Road 
& Shaw Drive) 


EXISTING SERVICE STATIONS 


Self-Serve 


Full Serve 


Service Bay Car Wash 
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Convenience 
Goods 
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EXISTING SERVICE STATIONS 


Self-Serve Full Serve Service Bay Car Wash 


"s Gas BAr 
(South side Dundas between 
Glengarry and Carriage Road) 


re Gas Bar 
(S/W corner Highway 10 & Dundas) 


ry ee Gas Bar 
(S/E Glen Erin Drive & Collegeway) 


V Plus Service 
(N/E corner Mississauga Road 
& Kitimat) 


Stop & Go Car Repair Ltd. 
(South side Dundas Street 
between Sheperd & Camila) 


Zardo's Auto Centre 
(West side Mississauga Road 
& Alpha Mills Road) 


Russell's Garage 
(S/E Dundas Street & Argyle Road) 


Shell Canada 
(West of Westdale Mall) 


Shell Canada 
(S/E Rexwood & Derry Road) 
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EXISTING SERVICE STATIONS 


Self-Serve Full Serve Service Bay Car Wash 


Shell Canada 
(N/E corner Hurontario & 
Burnhamthorpe Road) 


Shell Canada 
(Airport Road & Bresler) 


Square One Petro Can 
(S/H Hi 10 - 
rpe Road) 
Van Zey!s Shell 
(S/H Cawthra - Burnhamthorpe) 


Esso Self Serve 
(North side Derry Road 
West Goreway Drive) 


Petro Can 
(N/E Dundas - Parkerhil1) 


Sunoco Service 
(W/W Camilla Road & 
North Service Road) 


Sunoco Service 
W/H corner Bresler Road 
& Airport Road) 


Victor John's Service Centre 
(S/H corner Cawthra Road & 
Silvercreek) 
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Convenience 
Goods 
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Westwood Petro Can 


(S/E Goreway Drive & Morningstar) 


Worgans Petro Can 
(S/W Tomken - Burnhamthorpe Road) 


Streetsville Car Care 
(S/E Alpha Mill - Mississauga Road) 


‘Sunoco 

(W/W Queensway - Cawthra Road) 
Petro Canada 

(Dixie and Shawson) 


Petro Canada 
(Erin Mills and Credit Valley) 


Petro Canada 
W/M corner Lakeshore - Helene 


Texaco 
S/W corner Mississauga Rd. H. 


Vv Plus 
Lakeshore & Enola Dr. 


Esso 
W/W corner Lakeshore - Deta 


Vv Plus 
Lakeshore - east of Deta 


EXISTING SERVICE STATIONS 


Self-Serve 


Full Serve 


Service Bay Car Wash 
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EXISTING SERVICE STATIONS 
Self-Serve Full Serve Service Bay Car Wash Convenience 


Beaver 
East of Detata 


Petro Canada 
N/E corner of Lakeshore & Alexandra 


|? A te 


Petro Canada 
North side of Dundas,east of 
Confederation Dr. 


Petro Canada 
Dundas St. & Erindale Rd. 


a ar 


Sunoco 
S/E corner of Dundas St. & 
Old Carriage Rd. 


Petro Canada 
S/W corner of Dundas St. & 
Edenhurst 


Sunoco 
Kennedy Rd. & Matheson 


Project: 
Location: 
Zoning: 


Project: 
Location: 


Requested Zoning: 
Status: 


02/71/85 

Project: 

Location: 
Requested Zoning: 
Status: 


02/03/86 

Project: 

Location: 
Requested Zoning: 
Status: 


Project: 
Location: 
Proposed Zoning: 
Status: 


Wayen L. McGee Co. Ltd. 
core of Kennedy Rd., north of Eglinton Ave. 


Awaiting new subdivision plan 


Goodman & Rodd Subdivision 
'N/W corner of Derry Rd. E., and Kennedy Rd. 


South East corner of Derry Rd. & Tomken 
AC6-Section 1658 
By-law at Clerk's 


Peter Nelson Daniels In Trust 

N/E corner of Eglinton Ave. and Second Line 

AC 

Application is being revised to include convenience 
commercial use at N/W corner of Eglinton Ave. and 
Mavis Rd. 


Suncor Ltd. 

N/E corner of Eglinton Ave. E., and Hurontario St. 
AC4-Special Section 

Staff currently not supporting car wash and retail 


Kanellopolis , Bill 

West side of Hurontario St., north of Derry Rd. 
AC6-Special Section, gas bar, restaurant, retail 

Staff not supporting because application does not 
conform to gas station policy. 


Kee Group 
S/E corner of Eglinton Ave. and Mavis Rd. 
AC6 » 


Under Review 


Oy OE OUR Behe CURD POR EE OHH. 


Project: 
Location: 
Proposed Zoning: 
Status: 


Project: 
Location: 
Proposed Zoning: 
Status: 


Location: 


Proposed Zoning: 
Status: 


Restic Investments Ltd. 

S/E corner of Britannia Rd., and Erin Mills Parkway 
AC-Special Section 

Under review 


Peerless Enterprises 
eee of Courtney Park and Kennedy Rd. 
Being processed 


Everlast & Ben-Ted Construction 
N/E corner of Derry Rd. and Kennedy Rd. 


ACE 
Awaiting final plans 


Tsokos, Andreas 

S/E corner of Derry Rd. and Tomken Rd. 
AC6-Special Section (gas bar and donut shop) 
By-law being prepared 


Lakeview Estates 
N/E corner of Bristol Rd. and Second Line 
AC6 


Revised subdivision plan being submitted, may not 
include gas bar. 


East Credit Development Corporation 
S/W corner of Bristol Rd. and Second Line 
AC6-Special Section 

Being processed 


Earl Madill 

South side of Eglinton Ave., east of Mavis Rd. 
AC6 

By-law being prepared 


Erin Mills Development Corporation 

East side of Winston Churchill Blvd. between CPR and 
401 

AC4-Special Section 

Plan of subdivision being processed 


Daraban Holdings Ltd. 

S/W corner of Burnhamthorpe Rd. and Cawthra Rd. 
AC6-Special Section 

Being processed 


Shell Canada 

West of Winston Churchill Blvd. between CPR and 40! 
AC4-Special Section 

No subdivision file 


Marvin Goodman 

West side of McLaughlin Rd., south of Britannia Rd. 
AC6-Special Section 

Being processed 


Gateshead Enterprises Ltd. 

S/E corner of Bristol Rd. and Mavis Rd. 
AC-Special Section 

Being processed 


Second Terragon Holdings Ltd. 

East side of Ninth Line, between Britannia & Derry Rds. 
AC6-Special Section 

Being processed 


Ontario Ltd. 

N/E corner of Dundas St., west of Ridgeway Rd. 
AC-Special Section 

Being processed 


ee ee 


Comment: 


Project: 
Location: 
Comment: 


Sunoco 
5025 Hurontario, N/E Eglinton & Hurontario 
Inactive file 


Don Pro Automotive Fuel Distribution & Service Station 
6559 Airport Road 
Renovation to existing service station 


Petro Canada 
S/E Britannia Road & Winston Churchill Blvd. 
Self-serve gas bar 


Asta/Service Road Gas Bar 
589 Service Road - N/E North Service Road & Asta Dr. 
Self-serve gas bar and convenience commercial 


Petro Canada 
South-west corner of Derry Rd. and Hurontario St. 
Self-serve gas bar and 252 m¢ donut shop 


Sunoco 
East side of Dixie Road, south of Britannia Rd. 
Self-serve gas bar with propane tanks 


Laird Rd./Winston Churchill Commercial Centre 
S/W corner of Laird Road & Winston Churchill Blvd. 
Gas bar, convenience centre and car wash - 


Sunoco 
S/E corner of Thomas St. and Erin Mills Parkway 
Service station 


Texaco a 
S/W Britannia Road and Erin Mills P% 
Mixed-serve gas bar * 


OR, eh ee Oa 


Calladron Gas Bar 
S/E corner of Derry Rd. and Kennedy Rd. 
Self-serve gas bar 


Texaco 
S/E Thomas St. and Winston Churchill Blvd. 
Mixed-serve 


Ultramar Gas Bar 
S/E Dixie Rd. and Shawson 
Self-serve gas bar 


S/E Bristol Rd. and Hurontarlo St. 
Service station 


Sunoco 
N/W Eglinton Ave. and Kennedy Rd. 
Service station, self-serve 


| 
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There are 12 gasoline dispensing 

Clarkson-Lorne Park district. These include 4 full-serve gas 
bars, 4 full-serve stations, 3 self-serve gas bars and | 
self-serve station. Clarkson-Lorne Park residents also have 
access to other gasoline dispensing uses on Lakeshore Road 
West, east of Lorne Park Road. As well, ten automobile 
servicing bay facilities are located along Royal Windsor Drive, 
‘and an additional seven such uses are located in Port Credit. 


Port Credit 


Six gasoline dispensing uses are within the Port Credit district. 
These include two full serve stations, one full serve gas bar, one 
self-serve station, and one self-serve gas bar. As noted, seven 
automobile bay facilities are also located in this district. 
Residents of Port Credit have access to other gasoline 


dispensing uses and service bays in Clarkson-Lorne Park and 
Dixie-Shorefront. 


Dixie-Shorefront 


A total of 14 gasoline dispensing uses are in Dixie-Shorefront; 
three of these uses are located on the service roads, with the 
remainder being situated on Lakeshore Road. These uses 
include ten full-serve stations, one self-serve station, and two 
full-serve gas bars. Only one use is a self-serve gas bar. Six 
other service bay facilities are situated along Lakeshore Road 
within this district. Although there are no gasoline dispensing 
uses along Dixie Road, between the Lakeshore and The 
Queensway, there generally appears to be adequate distribution 
and a high level of service, i.e. access to several full-serve uses. 


Queen Elizabeth 


At the current time, there is one gasoline dispensing use within 
the Queen Elizabeth district. This is a full-serve station 
located along Eaglewood Drive. As well, one general repair 
garage is situated along the South Service Road in this district. - 
No other sites are zoned for Highway Commercial uses. This 
may present a slight inconvenience for residents of the Queen 
Elizabeth district. Although there are several gasoline 
dispensing uses immediately south of this district, there are 
only two uses located immediately north of the district 
(there are no other uses within a mile of the north 
boundary), three uses to the east and one to the west. 


West Erindale 


Six gasoline dispensing uses are situated in West Erindale. 
These include two full-serve stations, one self-serve station 
and one mixed-serve gas bar. A cluster of four of these uses is 
located at the Erin Mills Parkway and Leanne Boulevard/Fowler 
Drive intersection. Residents in this district have easy access 
to 32 automotive bay facilities located along Dundas Street 
(west of Erin Mills Parkway) and in the Southern Business Park. 


West Cooksville and Erindale Woodlands 


Six gasoline dispensing uses are located in West Cooksville; two 
such uses are situated In Erindale Woodlands. Most of these 
uses are located in proximity to Erindale Station Road/Dundas 
Street intersection. A good cross section of types of uses are 
available near this intersection, including one full-serve 
station, one full-serve gas bar, two self-serve stations and 2 
self-serve gas bars: Residents within these districts also have 
easy access to a cluster of ten gasoline dispensing uses near the 
Hurontarlo/Dundas Street intersection. As well, there are 
three such uses within the Mavis Road District - one self-serve 
station and two self-serve gas bars. Two automotive service 
bay facilities are located within this district along Dundas 
Street, and an additional 19 are situated in the Mavis Road 
industrial district. 


Cooksville-Munden Park 


Three gasoline dispensing uses - two full-serve and one 
self-serve stations and three car we bay Secures are 
located within Cooksville-Munden Park. Residents within this 
GRaGiEL Rasetuecase to tan geotling ehabensing vane haw hee 
Hurontario/Dundas Street intersection. 


Mississauga Valleys/North Dixie/North-North Dixie 
Two full-serve stations, one self-serve outlet and one 


Creditview 


Only one gasoline dispensing use is available in the Creditview 
residential district. This Is a self-serve gas bar located at the 
north-west corner of Burnhamthorpe Road and Mavis Road. 


No other site in this district is designated or zoned for 
automobile commercial uses. Full serve stations closest to this 
district are located on Dundas Street. However, numerous 
automotive bay facilities are located in the nearby Mavis Road 
Industrial District. 


Residents of North Dixie also have easy access to four gasoline 
dispensing uses along the south side of Dundas Street in South 
Dixie (two full-serve stations, one self-serve gas bar, and one 
mixed-serve station). An adequate supply of gasoline 
dispensing in North-North Dixie. One 
full-serve station, one mixed-serve station, one self-serve 
station, and one self-serve gas bar. 
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Streetsville 


A total of five gasoline dispensing uses are available within the 
Streetsville residential district. These include two self-serve 
ges bars, one self-serve station and two full-serve stations. 


automotive bay facility is located in Streetsville, while an 
additional nine other automotive bay facilities are situated in 
the adjacent Meadowvale South Business Park. 


Malton 


A total of four gasoline dispensing uses are located East of 
Goreway Drive, in the Westwood neighbourhood in Malton. 
These include two self-serve stations, one full-serve station, 
and one mixed-serve station. 


Six gasoline dispensing uses are available on the west side of 
Goreway Drive in the Ridgewood neighbourhood. These include 
the following: two self-serve gas bars, two self-serve stations, 
one full-serve station, one full-serve gas bar. These uses are 
located along the north side of Derry Road. As well, two other 

ighbourhood (a 


automotive bay facilities are located in this nel 
car dealership and tire specialty shop). 


pecenanse /|- 


This section presents an assessment of the distribution of 
gasoline dispensing uses within developing residential districts, 
that is, those districts where population growth has not yet 
reached 80% of ultimate population potential. 


Dundas-Fairview 


The 1987 population estimate for the Dundas-Fairview district 


was 7,800. This figure represents only 21% of the ultimate 
population potential. 


The existing population in Dundas-Fairview is served by ten 

uses near the Hurontario/Dundas Street 
intersection, extending from slightly west of Parkerhill Road, 
to the east side of Edenhurst Drive. This cluster of uses 
includes four full-serve stations, three full-serve gas bars, two 
self-serve stations and one self-serve gas bar. Two other 
gasoline uses (self-serve gas bar, self-serve station) 
are located at the south east corner of Burnhamthorpe/Mavis 
and south-west corner of Burnhamthorpe/Hurontario 
respectively, 


Numerous automotive bay facilities are available in the 
adjacent Mavis Road industria! district and along Dundas Street. 


Service stations are permitted within the neighbourhood 
commercial! designation (north of Central Parkway West, west 
of Confederation Parkway), and in Mixed Industrial and 
Commercial use designations. Land north of Central Parkway 
West/east of Mavis Road was designated in the Official Plan for 
Industrial and Commercial uses, including service stations, 
however, this designation was deferred by the Minister of 
Housing. It should be noted as well that the Secondary Plan for 
Dundas-F airview is currently being reviewed. 
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Erin Mills West 


The 1987 population estimate for Erin Mills West was 
approximately 6600. This may be compared to an ultimate 
population potential of 14,600. At the current time, only one 
self-serve station has been developed in Erin Mills West; this 
station Is situated on the south-west corner of Unity Drive and 
Winston Churchill Boulevard. An automobile service station is 
also permitted on land designated Neighbourhood Commercial 
at the north-east corner of The Collegeway and Ridgeway 
Drive. No vacant sites are zoned for automobile commercial 
uses in this district and no rezoning applications for such uses 
have been received. 


Two applications have been received for the adjacent Western 
Business Park. These include a site plan application (S.P. 
230-87) for a gas bar, car wash and convenience commercial 
centre at the south-west corner of Unity Drive/Winston 
Churchill Boulevard and a rezoning application (02/08/88) for a 
service station and convenience drive-through restaurant at 
the north-east corner of Ridgeway Drive and Dundas Street. 
As well, two other sites are currently zoned AC; these sites are 
located at the north-west corner of Dundas Street and 
Ridgeway Drive, and the north-west corner of Ridgeway Drive 
and The Collegeway. 


Residents within Erin Mills West have easy access to car 
servicing facilities within the Western Business Park. 


Erin Mills South 


The 1987 population for Erin Mills South was approximately 
29,800. This may be compared to an ultimate Population 
potential of 35,600. There are currently six gasoline dispensing 
uses in this district. These include three self-serve stations, 
one full-serve gas bar and two self-serve gas bars. No other 
sites in Erin Mills South are currently zoned for gasoline 
dispensing uses, however, one vacant site is designated Highway 
Commercial; this site is located at the north-east corner of 
Burnhamthorpe Road and Glen Erin Drive. 


Approximately thirty automotive bay facilities are located 
within the adjacent Southern Business Park. 


It should be noted that the Secondary Plan for Erin Mills South 
is currently being reviewed and a revised draft plan for this 
district Is expected by the end of 1988. 
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Mississauga Meadows 


The 1987 population estimate for the Mississauga Meadows 
district was 9,400. The ultimate population for this district is 
estimated to be 13,000. One full-serve station and one 
self-serve gas bar are located within this district. These uses 
are located on the north-east corner of Burnhamthorpe 
Road/Hurontario Street and south-west corner of 
Rathburn/Cawthra Road respectively. No other sites are 
Sane or zoned for Highway Commercial uses in this 


Central Erin Mills 


It Is estimated that there were 5,400 persons residing in Central 
Erin Mills at the end of 1987. This represents only 10% of the 
ultimate population potential. Most of the land in this district 
is still undeveloped. 


Only one gasoline dispensing use is present at the current time 
in Central Erin Mills. This is a self-serve station located on the 
north west corner of Credit Valley Road and Erin Mills Parkway. 


At the current time, site plans for gasoline dispensing uses have 
been submitted for 4 sites in Central Erin Mills. These 
applications are for two mixed-serve gas bars, one self-serve 
gas bar =~ one service station (unknown whether self-serve or 
full-serve) 


A total of 11 sites are designated as Highway Commercial (HC) 
in the Secondary Plan. As well, there are two Neighbourhood 
Commercial (NC) designated sites which could include gasoline 
dispensing uses. Site plans have been submitted for two of the 
HC designated sites. A site plan also has been submitted for | 
site which has not been designated HC. (See attached list of 
potential sites). 


Winston Churchill 


At the current time, the Winston Churchill District is 
completely undeveloped, however, population of 39,200 has 
been forecasted for ultimate development. No 

policies are in effect for this district, although a draft 
secondary plan is expected for the end of 1988. There are no 
gasoline dispensing uses in this district and no development 
applications have been received for such uses. 


Lisgar 


The population estimate for Lisgar at the end of 1987 was 
1500. At ultimate development, it is estimated that the 
population of Lisgar will reach 32,700. 


No sites have been designated for highway commercial uses in 
the Lisgar Secondary Plan; however, automobile service 
stations are permitted in the two Neighbourhood Commercial 
designations at the north-west corner of Derry Road and Tenth 
Line West, and west of Trelawny Circle. 


Two rezoning applications have been received for gasoline 


dispensing uses in this district. These include a gas bar 
proposed for the east side of Ninth Line, between Britannia Rd. 
and Derry Rd. (0Z/108/87) and a service station (02/77/87) for 
the south-east corner of Ninth Line and Derry Rd. 


Meadowvale West 


Approximately 36,500 persons were estimated to reside in 
Meadowvale West at the end of 1987. The estimated ultimate 
population potential for Meadowvale West is 40,200. 


Two self-serve gas bars have been developed in this district; 
these uses are located at the south-east corner of Aquitaine 
Ave. and Winston Churchill Blvd., and the south-west corner of 
Battleford Rd. and Winston Churchill Blvd. Two sites have been 
designated for Highway Commercial Uses within the secondary 
plan for the Meadowvale West Extension. These sites are on 
the north and south side corners of the intersection of 
Aquitaine Ave. and Winston Churchill Blvd. 


East Credit 


The population level of East Credit is approximately 11% of the 
projected ultimate development. Most of the East Credit 
District Is still undeveloped. At the current time, there are no 
gasoline dispensing uses in this district. 


Seven sites are = emer Highway Commercial in the 
of the 


applications have been received for gasoline 
(See attached list of potential sites). 


t 
F 
; 
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gasoline dispensing 
~ Attached list of potential sites). 


N/E corner Melody Dr. 
& Mississauga Rd. 


N/E corner Barbertown Rd. 
& Mississauga Rd. 


'N/W corner Eglinton Ave. 
& The Chase Dr. Extension 


S/E corner Credit Valley Rd. 
& Erin Mills Parkway 


'N/W corner Credit Valley Rd. 
& Erin Mills Parkway 


N/E corner Credit Valley Rd. 
& Winston Churchill Blvd. 


N/E corner Quenippenon Dr. 
& Winston Churchill Blvd. 


S/W corner Thomas St. 
& Mavis Rd. 


S/E corner Thomas St. 
& Winston Churchill Blvd. 


N/E corner Thomas St. 
& Winston Churchill Blvd. 


S/E corner Britannia Rd. 
& Winston Churchill Blvd. 


S/W corner Britannia Rd. 
Erin Mills Parkway 


N/E corner Thomas St. 
& Glen Erin Dr. 


S/E corner Thomas St. 
& Erin Mills Parkway 


Eglinton 
Ave. & Creditview Rd. 


N/W corner Bristol 
Rd, & Creditview Rd. 


S/W corner Britannia 02/91/87 
Rd. & Creditview Rd. ACéE 


N/E corner Eglinton 02/69/85 
Ave. & Second Line AC 


S/E corner Britannia AC Zoning 
Rd. & Second Line 
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POTENTIAL GAS BAR/SERVICE STATION SITES 
HURONTARIO 


Official Plan 
Designation 


Location 
HC S/E corner Bristol Rd. 
& Kennedy Rd. 
HC S/E corner Eglinton Ave. 
HC 


S.P. 
323-87 


02/71/85 


S.P. 
324-87 
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Gas Bar 

And Selected 
Retail Use 
Combination 


0 ee POO et 


) 


Ontario Petroleum Association 
Members 


Imperial Oil Limited 


rm 4. wees rary : 


Ultramar Canada Inc. 


Associated Members 


Canadian Tire Corporation Ltd. 
First Pioneer Petroleums (Central) Ltd. 
United Co-operatives of Ontario 
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GAS BAR AND SELECTED 
RETAIL USE COMBINATION 00 


The purpose of this report is to discuss why gasoline retailing 
a — with other retail uses is practical and 
reable. 


Retailing gasoline from properties in conjunction with one 
convenience type commercial uses is not a recent phenomenon. 
fact, the earliest page of retailing gasoline to the netoring 
Webi vee\ saree oe general store. This did not 
accident. The shared utilization of one convenient location 2 
convenience oriented retailers was the most logical, efficient 
way to market. Over the years, gasoline retailing has been 
combined with numerous ancillary uses such as: 


automotive service station 


ary clean: establishments 
shops 


bank 
etc. 


One’s initial conclusion from the above list might be that the 
number of different uses ancillary to gasoline retailing is 
limitless. However, experience has shown that the growing 
demands of the consumer and land economics dictate that gasoline 
retailing is best grouped with other convenience type uses. 
Convenience type uses are characterized by: 


frequent purchases 
essential non durable consumables 


This natural rationalization of the market Place, to group like 
convenience uses, is an ongoing refinement in our industry and is 
becoming more as we continue to evolve into a more 
a society that equates time with money, thus demanding 
convenience. 


Les eis concludes bat it is in the ie 
that oil companies should not be prevented from gett: 
ahead with rationalized and more efficient modes of 
distribution including the operation of self-serves." 

And on page 4-7: 
"The consumer has benefitted from the recent trend towards 
increased marketing efficiency." 


Hav: considered the above 


history or evolution of increased 
efficiency of gasoline retailing, the to be 
this report is: what, if any, 
assure that ancillary devel 
of all concerned. 


eR Re RMR MnRen name eencccnene 
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The traditional view in a free enterprise society is the market 

Place will respond to rationalize the commercial mix. This has 

CanRak SURE BEE RAL Han SoeiG ocr ts Laer aad 

suggest that sound cipal pli po’ ‘s not required. on 

“ce planning Ast is desired by all 

investors. The presence of an official plan enables 

sound, rational eer to take place to the benefit of all 

in the community. Official plans by design are general in nature 
and as such serve to provide the desired orderly growth. 


The challenge to us all is to provide zoning by-laws which will 
accommodate new techniques in design and merchandising and permit 
the alternate land uses necessary to serve the consumer’s ever 
changing needs. 


We would consider five elements to be key in discussing the 


subject of gasoline and other convenience retail use 
combinations: 


1. Consumer Benefits 


concept of one stop convenience shopping. ence 
of purchas: essential non durable consumables quickly and 
at reasonable costs is demanded by the consumer this 


demand will continue to ae. Developing ancillary 
businesses on gasoline retailing properties conveniently 
located, will accommodate these consumer needs. 


The costs of selling will be minimized by enabling gasoline 

to be retailed from properties shared by other convenience 

Cuiances Eesinesses “and\ ‘these savings can be passed on to 
consumer. 


Two other benefits to the consumer are worth noting: 
(a) The increased tax assessment that the municipalities 
will receive from these better utilized properties, and 


(b) Increased employment for that sector of the work force 
with the most limited opportunities, namely the 
unskilled clerical. 


1987-09-21 


been cognizant of the 
community. 


ial 

few number of eA te” eeW dp a teatinoaial to the 
effectiveness of that particular legislation and to the 
diligence of the industry in regard to safety practices. 


In pedestrian the combination of 


by the safety record at all 
This is 


setbacks, 
all contribute to " 


As to security the OPA has developed a 
standards which 


min: 
Motor Vehicle Maintenance 


Ps ae routine maintenance and safety checks are important. 
service has historically been provided through five 


1987-09-21 


Se ee ee eee * 


The petroleum industry does, and wi: 
of facilities offering 
serv: 
to 

es are neither 
ine retailing site. 
be left under- 
with other convenience uses as 


‘The Environment 


The sophisticated pollution control devices being installed 


on today’s motor vehicles require sey sophisticated 

and to service them. This will 

island, but through in-bay 

time of regular service 

. Hence, the absence of service bay capability 

at some gasoline retailing sites will not adversely affect 
energy conservation or pollution control. 


Compatible Uses 
Businesses which fulfil the consumers’ growing demands such 


as: 
° 
° 
° 
° 
° 
° 
° 
and which are characterized by: 
° 
° 
° 
° 
° 
° 


are the preferred compatible uses. 
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of new gasoline/ancillary facilities are 
attractive and enhance the 


Moreover, they represent 
where limited amounts may 


capital investments 
previously have been justified. 
Hav: studied the five elements related to the 
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CONVENIENCE COMMERCIAL (C4) ZONE 
USES PERMITTED 


No person shall within any C4 zone use any lot or erect, alter or use any 
building or structure for any purpose except one or more of the following 
C4 uses, namely: 


(a) COMMERCIAL USES: 


an automobile. service station; 
a car wash; - 
an eating establishment; 
a gas bar; ai 
only in conjunction with an automobile service station or a gas 
bar, one or more of the following uses: 
a bank or financial institution; 
a convenience store having no outside storage; 
a dry cleaner's distribution station; 
a personal service shop; 


(b) RESIDENTIAL USES: 
prohibited. 
ZONE PROVISIONS 
No person shall within any C4 zone use any lot or erect, alter or use any 
building or structure unless such lot is served by a munici water 


supply and sewage disposal system within the Milton urban ra 
private water supply and approved sewage disposal system elsewhere in 


the municipality, and except in accordance with the following 
provisions: . , 


(a) LOT AREAS (Minima): 
(i) automobile service station 
(ii) gas bar or car wash 


LOT FRONTAGE (Minimum) = 40.0 metres 
LOT DEPTH (Minimum): 45.6 metres 
LOT COVERAGE (Maximum) : 30% Of the lot area 
FRONT YARD DEPTH (Minimum) + 15.0 metres : 
REAR YARD DEPTH (Minimum): - 6.8 metres, 
provided that where a rear lot line abuts a Residential zone or 


abuts a lot having Residential use situated thereon, the 
minimum rear yard depth shall be: 9.6 metres 


o 


EXTERIOR SIDE YARD WIDTH (Minimum): 6.0 metres 


INTERIOR SIDE YARD WIDTH (Minimum) : 3.0 metres, 
provided that where a side lot line abuts a Residential 
zone or abuts a lot having a idential us 
thereon, the minimum interior side yard wien s 

-@ metres 


BUILDING HEIGHT (Maximum): 
“BUILDING SEPARATION (Minimum) : «3.0 metres 


LANDSCAPED OPEN SPACE (Minimum) : 20% of the lot 
area 


PLANTING STRIP LOCATION: 
A planting strip shall be required along any portion of a 
rear lot line or any portion of a side lot line which abuts 
a@ Residential zone or abuts a lot having a Residential use 
situated thereon; and such lot line shall have erected 
thereon a wall or opaque fence not less than 1.8 metres in 
height and constructed of uniform material. 
ENTRANCE AND EXIT RAMPS: 
(i) location - at least 12.0 
metres from any 
% intersecting street and 
at least 3.06 metres from 
any side or r lot 
line’ 


(ii) width (minimum) : 3.0 metres 
‘ (maximum) : 9.5 metr 


(iii) ramp separation (minimum): ; 10.5 metres 


FUEL PUMP ISLAND AND WEATHER CANOPY LOCATION: 

(i) No part of any fuel pump island and related 
weather canopy columns shall be located closer 
than: : 


6.8 metres to any street line; 
7.5 metri to any abutting lot line; or 
3.9 metres to any sight triangle; and 


No outside edge of any weather canopy shall be 
located closer than 3.9 metres to any street line. . 


For the purposes of this subsection fuel pump 

island may be deemed to include a sales kiosk so . 

dong ae such kiosk is’located on the fuel pump 
sland. 


USES 
(POLICIES OF OTHER MUNICIPALITIES) 


City of London 


The City of London has recently prepared a new draft Official 
Plan. The objective of the convenience commercial and service 
station designation of this plan is to encourage convenience 
commercial and service station development at locations and in 
a form which is compatible with surrounding residential 
land-uses and traffic patterns. Automotive services and 
convenience commercial uses are also permitted in the Highway 
Service Commercial designation. The convenience commercial 
designation includes gasoline sales associated with a variety 
store. 


Guidelines for gas bar and retail use combinations were adopted 
by Council in 1978. This was during a time when many existing 
service stations were being converted to gas bars. The main 
concern at that time was that the convenience stores would 
attract substantial pedestrian and vehicular traffic. 


Town of Milton 


The zoning by-law for the Town of Milton includes a ‘C4’ 
convenience commercial zone which permits automobile service 
stations or gas bars in conjunction with one or more of the 
following uses: banks or financial institutions, a convenience 
store having no outside storage, a dry cleaner's distribution 
station and a personal service shop. A copy of the zoning 
provisions for this zone is provided in Appendix G. At the 
current time, only one application has been received for a 
Soupmenicn use and there are no such existing developments in 
the Town. 


et ee ree te Oe OO ee ote. 


City of Brampton 


Under the "HC1' Highway Commercial One Zone of the City of 
Brampton, gas retailing uses are permitted In conjunction with 
the following uses: retail establishments having no outside 
storage, car wash, grocery store, personal service shop, dry 
cleaning, laundry distribution station and bank or trust 
The 'HC2' Highway Commercial Two Zone permits 

uses, as well as mixed-service restaurants 


City of Burlington 


The City of Burlington has adopted guidelines to govern the 
development of combination gasoline dispensing/convenience 
store uses on existing sites. As well, 

developed for such uses. Commercial 

permit convenience stores may curren! lispense gasoline, 
provided the property Is of sufficient size to meet CAI zone 
(service station) regulations. 


It is the policy of the City of Burlington that retail uses, 
including convenience stores on existing or potential service 
station should only be considered in those situations 
where the lot size meets the minimum standards for service 
‘stations; combination uses should generally not be permitted on 
sites which are not corner Properties; and additional retail 

over and above the combination gasoline 


te Oe ee) Ee ORR Ce Ore: 


Town of Oakville 


The Town of Oakville Official Plan was amended in 1987 to 
permit service stations in all commercial designations and to 


not permitted in residential areas. 


The impetus for this amendment was the concern that owners 
of existing gas stations in residential areas were trying to add a 
commercial convenience use to their site. The planning staff 
position was that the Insertion of local convenience centres 
(with or without service stations) in any established 
neighbourhood would cause considerable negative reaction and 
significantly alter the character of residential areas. 


Other concerns of Oakville planning staff in opposition to 
permitting convenience food stores In conjunction with service 
‘stations in residential areas include the following: 


+ the belief that permission for the development of retall 
uses at all service stations would add to the strip retail 
nature of arterial roads and create pressure for more 
intensive retail commercial uses along arterial roads, 
contrary to the Official Plan. 


traffic and parking congestion which could affect adjacent 
properties and roads; 


@ potential of such developments to siphon off the market 
for centrally located, residential neighbourhood centres 
and reduce the ability to provide focal points for 
neighbourhood developments catering to pedestrian and 
vehicular trade; 


a proliferation of small combined retail/service station 
sites along arterial roads. 


: 
; 
: 
' 


re ee ee 


=e ile 


City of Etobicoke 


The City of Etobicoke has no specific policies for dealing with 
gasoline dispensing/convenience store uses. The commercial 
designation in the Official Plan permits a variety of retail uses, 
including gas bars and convenience store use. The 
supplementary regulations for service stations, however, 
specifically prohibit any other use from operating in 
conjunction with a service station, thus necessitating an 
‘amendment to the zoning. 


City of Scarborough 


The City of Scarborough does not have any policies for dealing 
with combined dispensing and 


Neighbourhood Commercial zones also permit service stations. 


City of Hamilton 


The City of Hamilton permits the development of both variety 
stores and service stations on the same lot provided that they 
meet all necessary requirements of the specific planning 
district. There are additional requirements for service stations 
located adjacent to residential districts. 


North York 


The City of North York permits gas retailing and other uses on 
the same site if the zoning by-law provisions for both uses can 
be met. 
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Chairman and Members of the Community Planning and 
Development Committee 


R. G. B. Edmunds, Commissioner of Planning and Building 
City Centre Secondary Plan 


Planning and Building Department 


Urban Development and Transportation Study 
Plan Review) commenced in July, 1974 to provide 
welopment of the City. The 

in a series of five reports 


March 1975) described the 
Core and the network of 


Mavis Road and south of the 
right-of-way (Highway 403). 
was shared by the Federal 
City portion was 

study area. 


A draft plan was ited to 
mended that the City 
the intersection of 


Planning 
low-density housing. The City Centre Secondary Plan 
approved by the Minister of Housing on June 2, 1980. 


In January, 1986 the City commenced a comprehensive review 
of the City Centre Secondary 
preparing 


‘and Secondary 
review of the major components of the Plan: 


* projection of the ultimate demand for office, retail, and 
hotel requiremerits; 


road and transit network required to accommodate the 
proposed land-use plan; 


* pedestrian and open space network; 

* urban design and streetscape guidelines; 
* residential component. 

Background technical papers 


Mississauga Transportation Study. On July 15, 1985 
City Council adopted the report "City Centre Transportation 


Study" as the basis for the transportation networks for roads 
and transit In the City Centre. With regard to the review of 
mm len 


report "Phase 3: Final Report - Urban Design Study", prepared 
by the firm Baird/Sampson, Architects, which provided the 
urban design and streetscape guidelines for the City Centre. 
Other reports and studies used in recommending revisions to the 
Secondary Plan are: 


* @ report from the Commissioner of Planning dated 
September 3, 1986, "Lombardi Lands - City Centre" as 
adopted by City Council on September 8, 1986; 


@ report from the Commissioner of Planning and Building 
dated April 15, 1987, “Location of the Central Library"; 


"Shared Parkirig" a study conducted under the direction of 
red a Land Institute by Barton-Aschman Associates, 
- 1985; 


“Energy Planning Report - Development Regulations and 
Design Criteria for an Energy Efficient City Centre", 
Marshall Macklin Monaghan Limited, 1984. 
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On June 16, 1987, a revised Plan was circulated for comments 
to all owners with the City Centre District. A meeting was 
held on July 31, 1987, at which time comments were requested. 
to each comment (a total of 
which was discussed at a 
meeting with the owners on March 8, 1988. 


A revised Secondary Plan for the City Centre Planning District 
has been (see attached . 


is proposed that a display be held to obtain the opinion of the 
public and that copies of the draft plan be circulated to City 
departments and other agencies for review. 


The public display is scheduled to be held in the Civic Centre 
Great Hall on November 28 and 29, 1988, 2:00 p.m. to 5:00 p.m. 
and 6:30 p.m. to 8:30 p.m. each day. 


RECOMMENDATION: That the draft City Centre Secondary Plan be placed on public 


6176a/ 


display in the Great Hall and comment invited; that the draft 
Plan be circulated to City departments and other agencies for 
review; and that staff report back to the Community Planning 


and Development Committee with recommendations on the 
proposed Plan and the comments received on it. 


the. 


R. G. B. Edmunds 
Commissioner of Planning and Building 


_ 


GGG 


7 = 


i, pus 
—, 


Location Plan 


Schedule | 
City Centre 


Secondary Plan 


Amendment 90 


CITY CENTRE 


me 


SECONDARY PLAN AREA 


DISTRICT CENTRES 


October 24, 1988 


Chairman and Members of the Community Planning and 
Development Committee 


R. G. B. Edmunds, Commissioner of Planning and Building 
Port Credit Secondary Plan 


eee 


Planning and Building Department 
Nanning Staff have prepared a Secondary Plan in draft form for 


Pl 

the Port Credit planning district (see Map 1). During the 
preparation of the Plan, preliminary comment was received 
from City departments, the Ward Councillor and 
representatives of the local ratepayers’ association. 


Prior to any endorsement of the Secondary Plan by the City, it 
is that a display be held to obtain the opinion of the 
public and that coples of the draft Plan be circulated to City 
Departments and other agencies for review. 


The public display is scheduled for November 29, 30 and 
December | at the Port Credit Arena at 40 Stavebank Road 
North. Staff will be available to discuss the Plan with the 
paptio from 2:00 to 5:00 p.m. and from 6:30 to 8:30 p.m. each 
jay. 


That the draft Port Credit Secondary Plan be placed on public 


R. G. B. Edmunds 
Commissioner of Planning and Building 


\ 
SS: 


lik . —asan ~ 
ror WN Ww 


Reg 


Port Credit 
Secondary Plan 
Amendment 129 
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October 24, 1988 


Chairman and Members of the Community Planning and 
Development Committee 


R. G. B. Edmunds, Commissioner of Planning and Building 


recelved from the 


Condominium application Regional 
Pucisionlty of Peel, submitted on September 9, 1987, by 
Daniels Winston Churchill Corporat 


ition, registered owners of the 
Property. 


The site ts a 3.64 ha (9.0 ac) parcel of land located between 

Se ee eey, rive, north of The Collegeway, 

as shown on the attached map, with frontages of approximately 

ape (421. aa on Colonial Drive and 132.97 m (636.25 
y Drive. 


The subject lands were zoned RMS5-Section 1110 by By-law 

1179-85 which was approved by City Council on December | 16, 

1985 and came into effect on January 16, 1986. A site 

Sevalopment ‘plan was) spproved iby. the City Planning and 
Bullding Department on April 11, 1988. 


One hundred and twenty-six (126) townhouse units are presently 
under construction with 417 parking spaces to be provided. 


The condominium application has been reviewed by City 
Departments outside agencies and the following 
Fen rene mast ibe UL lbedipesce tc the ‘segletration ‘of’ the 


from the Building Division of the City 
Building Department that inspections with 
‘to bullding, heating and plumbing are satisfactory. 


linen or chronoflex of the “as 
underground works have been received. 


Confirmation from the City Public Works Department 
that block grading and municipal protection deposits have 
been received, and that final block greding certification, 
pavement and construction certification and 
certification of any retaining walls, fencing and other 
landscape features to be constructed on-site have been 
recelved and approved. 


Confirmation from the City Public Works Department 
that the applicant has made satisfactory arrangements 
with the developer of R.P. 43M-695 for the restoration of 
boulevard and municipal work serena iene eee eens 
abutting the subject property. this regard, 
consulting engineer Is to contact the City Public Works 
Department when all on-site facilities are ready for 
Inspection, 


Confirmation from the City Public Works Department 
that It Is in receipt of a letter of undertaking to ensure 
delivery of a duplicate original linen or chronoflex of the 
condominium plan when It has been numbered by the 


Confirmation that the applicant has entered into a 
Condominium Servicing Agreement with the Regional 
Municipality of Peel. 


Pe OO Ore 
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CDM 87-534 
October 24, 1988 


Confirmation of a final inspection and approval of the 
landscaping works by the Design Division of the City 
Planning and Building Department. 


Confirmation of a final inspection and approval by the 
City Fire Department. 


Confirmation from Hydro Mississauga and Consumer's Gas 
that all utilities are individually metered. 


Confirmation from the Building Division of the City 
Planning and Building Department that It is in receipt of a 
certification from the applicant's nolse consultant 
Indicating abatement measures 
recommended in the Acoustic Impact Analysis prepared 
by The Proctor Redfern Group dated August, 1987 have 
been implemented. 


Confirmation from the City Legal Department that it Is 
In receipt of a duly signed and executed copy of a Noise 
Warning Agreement containing the warning clauses 
recommended in the Acoustical Impact Analysis 

by The Proctor and Redfern Group dated August, 1987. 


Confirmation from the applicant that the noise warning 
clauses noted in Condition 13 have been included In all 
offers of purchase and sale. 


The proposed plan of condominium should be approved subject 
to certain conditions. 


That the proposed condominium CDM 87-534, Daniels Winston 
Churchill Corporation (between Colonial Drive and Ridgeway 
Drive, north of The Collegeway), be recommended for approval 


Regional Municipality of Peel subject to conditions 


to the 
outlined in the Planning Staff Report dated October 24, 1988. 


¢, 


R. G. B, Edmunds 
Commissioner of Planning and Building 
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October 24, 1988 


Chairman and Members of the Community Planning and 
Development Committee 


R. G. B. Edmunds, Commissioner of Planning and Bullding 
Conditions of Draft Approval 
Subdivision 


Proposed Detached Dwelling Development and Greenbelt 
Southerly end of Glen Road, north of Canadian National Railway 
White Oaks Homes 


EE 


Subdivision application received from the Regional Municipali' 
of Peel, submitted on April 10, 1984 by John D. Rogers 
Associates, agent for White Oaks Homes, registered owners of 
the lands. 

Detalls of Application are as follows: 

Site Area: 1.22 ac (3.01 ac) 

Existing Zoning: R2 

Proposed Zoning: R2-Special Section and G 

No. of Lots: 6 lots and | block 

The proposed plan of subdivision was reviewed by City 
— and agencies and is acceptable subject to certain 


A copy of the Consolidated Report sent to the applicant for 
acceptance Is attached. 


ee EEE 


The proposed plan of subdivision should be approved subject to 
certain conditions. 


That the plan of subdivision under File T-84020 (W), White Oaks 
Homes (southerly end of Glen Road, north of Canadian National 
Railway), be recommended for approval to the Regional 
Municipality of Peel subject to the following conditions: 


(a) That the Financial Agreement between the City and the 
Developer be met by the Developer to the satisfaction of 
the City, prior to registration of the plan; 


That the Servicing Agreement between the City and the 
Developer be met by the Developer to the satisfaction of 
the City, prior to registration of the plan; 


That to meet the requirement of Section 50(5Xa) of the 
Planning Act, it is recommended that cash-in-lleu of 
parkland be accepted by the City; 


That the conditions contained In the Consolidated Report 
dated October 12, 1988 be met by the developer to the 
satisfaction of the City and any other official agency 
concerned with the development of the lands, prior to 
registration of the plan. 


(b) 


as . 


——_——— 


R. G. B. Edmunds 
Commissioner of Planning and Building 


6416a/21298 


FILE: T-84020 (Ww) 


CONSOLIDATED REPORT OF THE TECHNICAL REQUIREMENTS FOR THE 
DEVELOPMENT OF LANDS UNDER APPLICATION BY WHITE OAKS HOMES 


LOCATION Southerly end of Glen Road, north of Canadian National Railway 


| t DATE: October 12, 1988 


regard, a 
to the City Public Works 
draft plan approval has been 


ET OUR) em > 


|| be staged to the satisfaction 


of the City. Submissions will not be processed by the City Public 
Departmen: Ject lands will not be 
to the satisfaction of 


In this regard, the developer will be 
required to prepare a tree survey plan and a tree preservation plan. 


DATE: October 12, 1988 
-2- FILE: T-84020 (W) 


Approvals of site development plans and 
City will be prerequisites 


@ special house layout is required to ensure that the house 
can be used as a barrier for the outdoor amenity area. See also 
Section - Engineering, Item 13, 


works or 
to the satisfaction of the City 
City Public Works 


Servicing Agreement shall contain a provision prohibiting the 
lf ictures of any kind within Block ly 
for flood and/or erosion control 


@ detailed servicing submission 
‘tion of the City and the Credit 
which will describe: 


(a) details of the proposed crossing of the northerly tributary of 
Birchwood Creek by Street A; 


(b) the means whereby stormwater will be conducted from the 
site to @ recelving body (in this regard, pre and post 
development flows shall be submitted in order to ascertain 
which methods of stormwater management will be required); 


(c) the means whereby erosion, siltation and their effects will be 
contained and minimized on the site both during and after the 
construction period. 


In this regard, the appropriate permits will be required from the 
Credit y Conservation Authority pursuant to Ontario 


Block 7. 


DATE: October 12, 1988 
FILE: ‘T-84020 (W) 


Agreement between the owner and the municipality 


shall contain provisions with respect to the following, with wording 


to the City and the Credit Valley Conservation 


acceptable 
Authority, wherein the owner agrees: 


(a) 


(b) 


to carry out or cause to be carried out the works outlined In 
Items 9 and 11 above; 


to neither place nor remove fill of any kind, whether 
originating on the site or elsewhere, nor in any way disturb the 
lands within Block 7 without the written consent of the Credit 


a aa alll al 


Sp bope ae torres (A only socerding tp site and grading plans 
ee the Credit Valley Conservation 


registration of the plan, or any on-site grading, the 
shall submit to the City satisfactory evidence that the 
Resources has reviewed and approved the 


the manner in which stormwater will be conveyed from the 
Se, ecwens ‘any stormwater management techniques that 
may 


the means whereby erosion and sedimentation and their 
effects will be minimized on the site during and after 
construction; 


site soll conditions, including grain size distribution profiles; 
site grading plans. ‘ 


Prior to first servicing submission, the owner shall engage the 
services of a consultant to undertake an acoustical report to 
recommend noise control features to meet the noise level 
objectives of the City, the Ministry of the Environment and 
CN Rail to the satisfaction of the City, the Ministry and CN 
Rall with respect to the abutting CN Rall tracks. 
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(b) Prior to the final approval of the plan, a copy of the executed 
Servicing and Financial Agreements between the owner and 
the municipality specifying the provisions required to 
Leelerent the noise control Marrirathgpcig oir vue 
acoustical report as approved by ty, Ministry o' 
Environment and CN Rall shall be forwarded to the Ministry of 
the Environment and CN Rall. 


“Purchasers are advised that despite the inclusion of nolse 
control features within this development area and within the 
bullding units, a slight noise level excess may exist and be of 
concern occasionally interfering with some activities of the 
dwelling occupants.” 


Prior to final approval of the plan, the acoustical consultant 
shall update the recommendations of the acoustical report to 
coincide with the M-Plan proposed for registration. 


A clause shall be included in Schedule C of the Servicing 
Agreement to the effect that: 


() prior to the Issuance of bullding permits for all affected 
lots, the acoustical consultant shall certify that the 
builder's plans are in accordance with the updated 
detailed acoustical report approved by the City, the 

Ministry of the Environment and CN Rall; 


prior to the final Inspection of the bulldings on’ all 
‘affected lots, the acoustical consultant shall certify 
that the structures are in compliance with the 
above-mentioned acoustical report. 


See also Section C - Engineering, Item 13. 


The dwelling unit to be constructed on Lot 6 shall be a minimum of 
30 m (98.4 ft.) from the CN Rail right-of-way. 


Fencing shall be provided to the satisfaction of the City Public 
Works Department and CN Rail along the easterly boundary and 
along the southerly boundary of the subject lands abutting the CN 
Rail right-of-way. 


Oe ee 
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The Financial Agreement as well as all offers of purchase and sale 
shall contaln the following warning clauses concerning the presence 
of way: 


(a) “Prospective purchasers of lots within 75 m (246 ft.) of the CN 
Rall right-of-way are advised that despite the inclusion of 
vibration reduction devices in the bulldings, railway vibration 
may be a cause of concern.” 


Any proposed alterations to the existing drainage pattern affecting 
CN Rall property must receive prior concurrence from CN Rail 
be substantiated by a drainage report to the satisfaction of the Ci 


Prior to any development taking place, the owner 
archeological survey and rescue excavation of 
archeological remains found on the site to the satisf: 
Archeological Unit of the Ministry of Citizenship and Cul 


® 


a de levy of $977.32 
capita for Transit, Library, Fire, Caneel Goversmoee 
and Recreation and Parks, payable per dwelling unit. 


in accordance with City Council recommendation of 


July 15, 1981. 


@) 


(e) 


To meet the requirement of Section 50 (5Xa) of the Planning 
Act, it is recommended that cash-in-lieu of parkland be 


® A fee and services, provided 
by the Cit: Works Department to be in 


y Public 
accordance with City policy and to be determined as a 
percentage of the total estimated value of services to 
be assumed by the City. 


A fee for engineering services provided by the Regional 
eeatty of Peel Department of Public Works for 
services to be assumed by the Regional Municipality. 
The applicant should contact the Regional Municipality 
of Peel Department of Public Works to determine the 
‘amount and payment procedure with respect to this fee. 


A fee for planning services provided by the City Planning and 
Building Department to be determined in accordance with the 
latest planning processing fee schedule immediately prior to 
the City Planning and Building Department's release of the 
plan for registration. 


Payment of current property taxes and all outstanding 
assessments which have been levied against the property. 


Payment in cash or securities in the Servicing Agreement are 
required to cover the cost of planting standard street trees on 
Street A in accordance with current City standards and 
specifications. See also Section A - Planning, Item 8. 


OR et ee Oe 8. eee 
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while under agreement to provide services within this 
pro’ Insurance 
City and the Region 


he FagUleeS ee eceireecal stability of the onmer to provide 
the requisite services, satisfactory securities to ‘ity equal to 
the estimated cost of vervices, must be furnished prior to the 
execution of the Servicing Agreement. 


Water 


The plan has been considered by the Reglona! Municipality of Peel 
Department of Public Works and approved subject to the usual 
agreements. 


Watermains and appurtenances shall be constructed on all streets 
within this proposed plan of subdivision. A separate water service 
connection shall be provided to the street line for each lot. 
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The applicant should contact the Regional Municipality of Peel 
Department of Public Works to determine the precise extent of 
thelr requirements. 


Water supply is available on Glen Road. A 300mm (12 In.) 
watermain is required to the southerly limit of the subject lands. 


Prior to servicing or registration of the plan, the Region of Peel 
shall confirm to the City that the subject lands will be provided with 
adequate water servicing. 


Sanitary Sewers 

Sanitary sewers with connections to each lot are required in 
accordance with the current Regional Municipality of Peel 
Department of Public Works standards and requirements. 

Where required by the Commissioner of Public Works, sanitery 
sewers shall be designed in such a manner and be of adequate size 
and depth to service adjacent lands. 

Sanitary sewers are available on the easement south of Lot 6. 

Prior to servicing or registration of the plan, the Region of Peel 
shall confirm to the City that the subject lands will be provided with 
adequate sanitary servicing. 


Storm Sewers 
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Storm sewer works Including connections to each lot and bullding 
block shall be constructed in accordance with the current City 
subdivision requirements. 


All storm sewers shall be designed in such a manner and be of 
adequate size and depth to provide for the drainage of the weeping 
tiles, for the development of all lands lying upstream within the 
watershed and/or provide for the drainage of such areas as may be 
designated by the Commissioner of Public Works. 


All storm drainage shall be conducted to an outlet considered 
adequate in the opinion of the Commissioner of Public Works. 


The storm sewer outlet for the subject lands is the tributary of the 

Birchwood Creek west of the subject lands. Utilization of this 

eaney are be carried out with the least amount of disruption to 
lock 7. 


During servicing submissions, the developer's consultant shall 
Include a drawing outlining the proposed overland flow route on 
these lands. The internal route shall coincide with roadways as 
much as possible. All overland flow routes directing drainage along 
lands other than roadways shall be covered by an easement to the 
satisfaction of the City. 


DATE: October 12, 1988 


Minimum grade changes should 
retained. See also Section A - Planning, Items 6 and 7. 


Local Residential 13 m (42.7 ft.) 
(c) 


Prior to registration of the plan, arrangements shall have 
made to the satisfaction of the City for inclusion in 
Servicing Agreement securities for the upgrading of 

to facilitate the road transition from the existing 

to Street A. 


The connecting road shall be located such that It aligns 
precisely with its continuation beyond the subject lands. 


Prior to registration of the plan, arrangements shall have been 
made to the satisfaction of the City for any relocation of 
utilities required by the development of the subject lands to be 
undertaken at the developer's expense. 


Prior to registration of the plan, arrangements shall be made 
to the satisfaction of the City for the provision of a 
‘access which shall remain open at the discretion 


The developer be responsible for maintaining City 
the vicinity of this development in a state 
to the Commissioner of Public Works until the 
y has been mostly completed. A security based 

of lots/blocks will be required in the Servicing 


Standard 1.5 m (5 ft.) wide sidewalk will not be required on Street A. 
‘Streetlighting 


Streetlighting shall be provided by the developer in accordance with 
the latest City standards and requirements. 


Slons 4 

All street and traffic signs required within this proposed plan of 
subdivision shall be supplied, erected and maintained by the 
developer at his cost. 

Landscaping 

All portions of road allowances not covered by 


shall be fully sodded with No. | nursery sod and 
as part of the construction costs. 


ee 


ee Sn 


a 
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Prior to registration of the plan, arrangements shall have been made 
to the satisfaction of the City for the grading, topsolling and 
sodding of all the residential lots including the placement of 150 mm 
(6") of granular material on the driveways. The developer shall 
provide the City sufficient securities to ensure that these works are 
completed as and when deemed necessary by the City. 


Acoustical Aspects 


The various authorities, including CN Rall, have been circulated an 

Acoustical Report and a Vibration Report. CN Rall has 

recommended that vibration isolation be Incorporated in the design 

Cf tie hausing units for LLata'5 and 6, the two unite closest to the CN 
tracks. 


Lots 3 to 6 inclusive will require air conditioning and the remaining 
jots will have the provision for adding alr conditioning with 
additional warning clauses, and will be established in the Financial 
Agreement during engineering processing. 


Lot 6 will require a special house layout, as detailed in Figure 3 of 
the Acoustical Report, so that the house can be used as a barrier for 
the outdoor amenity area. 


The developer shall provide adequate securities In Schedule 'D' of 
the Agreement to ensure that central alr conditioning is 
Installed in units for Lots 3 to 6 inclusive. 


Land Dedications 


(@) Sufficient right-of-way for all roads within the plan in 
‘accordance with the widths specified under Section C - 
Engineering, Item 8 shall be dedicated as public highway on 
the proposed plan for registration. 


(b) Block 7 shall be transferred gratuitously to the City for 
greenbelt purposes. 


Easements 


Any external easements required to service the property must be 
obtained by the applicant and conveyed gratuitously to the City or 
the Regional Municipality of Peel prior to any servicing submission 
being made to the City Public Works Department. 


All easements within the plan which are required for proper 
servicing of the land, shall be transferred to the City or the 
Reglonal Municipality of Peel. 


Utilities 
The applicant, under separate arrangements or agreement with tite 


various utility companies, is to determine the precise extent of their 
requirements. 4 


SO OR le Ee OO Ae Oe, 


October 12, 1988 


The requirements of Hydro Mississauga with respect to easements 
shall be met prior to the registration of the plan. 


The applicant should contact Hydro Mississauga to determine the 
precise extent of their requirements. 


See also Section B - Financial, Item Kc). 


0.3 m C1") Reserves 


0,3 m (1") reserves as shown on the attached plan shall be numbered 
‘as blocks on the final plan and shall be transferred gratuitously to 
the appropriate authority. 


Community Postal Boxes 
Community Postal Delivery Box locations shall be shown on the 


servicing drawings In locations approved by Canada Post (as per City 
Council Resolution #395-86) and shall be installed to City 


requirements by the developer when required by Canada Post, or 
when constructing above ground works, whichever Is appropriate. 


THE REQUIREMENTS OF THIS REPORT WILL BE EFFECTIVE FOR ONE YEAR 
SUBSEQUENT TO DRAFT APPROVAL BY THE REGION. AFTER THIS DATE A 
REVISED CONSOLIDATED REPORT WILL BE REQUIRED. NOTWITHSTANDING 
THE SERVICING AND LEVY REQUIREMENTS MENTIONED IN THIS REPORT, THE 
STANDARDS AND LEVIES IN EFFECT AT THE TIME OF REGISTRATION OF THE 
PLAN WILL APPLY. 
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October 24, 1988 


Chairman and Members of the Community Planning and 
Development Committee 


R. G. B, Edmunds, Commissioner of Planning and Building 
Conditions of Draft Approval 

Subdivision Application 

Proposed Detached Dwelling Development 


Both sides of Trelawny Circle, west of Tenth Line West 
First City Development Corporation Limited 


——————— 


ORIGIN: Subdivision application received from the Regional Municipality 

of Peel, submitted on July 24, 1987 by Team Three, agent for 
Bullders Limited, Cinderhill Investments Limited and 

First City Development Corporation Limited, registered owners 
of the lands. 

Details of Application are as follows: 

Site Area: 2.5 ha (6.18 ac) 

Existing Zoning: A 

Proposed Zoning: RLO 

No. of Lots: 36 lots 

The proposed plan of subdivision was reviewed by City 

Departments and agencies and Is acceptable subject to certain 

condit! 


A copy of the Consolidated Report sent to the applicant for 
acceptance Is attached. 
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The proposed plan of subdivision should be approved subject to 
certain conditions. 


That the plan of subdivision under File T-87041 (W) Phase Il, 
First City Development Corporation Limited (both sides of 
Jsaleray, Seeks, wate of Tenth Line spei ied i cangrey 
‘or approval to Regional Municipality ject to 
following conditions: 


(a) 


) 


That the Financial Agreement between the City and the 
Developer be met by the Developer to the satisfaction of 
the City, prior to registration of the plan; 


a Pecan requirement of Section seers) et ae Planning 
been satisfied through registra of Registered 
Plans M-579, 616 and 617; 


That the conditions contained in the Consolidated Report 
dated October 14, 1988 be met by the developer to the 
satisfaction of the City and any other official agency 
concerned with the development of the lands, prior to 
registration of the plan, 


R. G. B. Edmunds 
Commissioner of Planning and Building 
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OF 
LANDS UNDER APPLICA 
ATION LIMITED 
LOCATION Both sides of Trelawny Circle, west of Tenth Line West 


REPORT 


OF 


DEVELOPMENT CORPOR: 


DEVELOPMENT 


CONSOLIDATED 


this report refers is the plan dated July 6, 1987, 
shown on the attached draft plan. 
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Prior to registration of the plan, payment in cash will be required 
Cover the cost of planting upgraded street trees on Trelawny 
and Mockingbird Lanes, and standard street trees on all modular lots 


Prior to registration of the plan, 
and/or rear property lines of lots \ 


These works shall be coordinated with any required nolse abatement 
measure and shall be carried out by the developer at his cost. 


coordinated with any required noise abatement 
carried out by the developer at his cost. 


servicing submission, the owner shall engage 

the services of a tant to undertake an acoustical report 

control features to meet the noise level 

the Ministry . 

and with respect to 

wny Circle, the convenience 

northwest corner of Trelawny Circle 

and Tenth Line West,and noise from the Union Gas Trafalgar 
Pumping Station, 


Prior to the final approval of the plan, a copy of the executed 
Servicing and Financial Agreements between the owner and 
the municipality specifying the provisions required to 
Implement the nolse control features recommended by the 
acoustical report as approved by the City and the Ministry of 
the Environment shall be forwarded to the Ministry of the 
Environment, 


In the event that a slight noise level excess exists on the site 
despite the inclusion of the nolse control features, the 
Financial Agreement shall contain the following provisions in 
accordance with City Council recommendation of February 13, 
1978. The following provisions shall also be included on all 
offers of sale and purchase: 
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be included in Schedule C of the Servicing 
effect that: 


Issuance of building permits for all affected 

acoustical report approved by the City and the 
Ministry of the Environment; 

prior to the final inspection of the buildings on all 


affected lots, the acoustical consultant shall certify 
that the 


the plan or on site grading, detailed reports 
prepared 


if the Servicing Agreement, shall be 
the City and the Ministry of Natural 


in which stormwater will be conveyed from the 
» Including any stormwater management techniques that 


the Impact of the proposed stormwater managements 
techniques on the water quality of receiving waters as it 
relates to fish and fish habitat; 


(c) the means whereby erosion and sedimentation and their 
effects will be minimized on the site during and after 
construction; 


(@) site soll conditions, including grain size distribution profiles; 
(e) site grading plans. 


Detailed plans regarding alterations to the watercourse shall be 
submitted to the Ministry of Natural Resources. Any proposed 
alterations require application under the Lakes and Rivers 
Improvement Act for review and approval by the Ministry of Natural 
Resources. This information should be submitted (in triplicate) in 
conjunction with the requirements noted in Item 13 above. 
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The Servicing Agreement shall contain provisions with respect to 
the following, with wording acceptable to the City and the Ministry 
of Natural Resources, that the developer agrees: 


(a) to carry out the works outlined in Item 13 above; 
(b) 


(c) to advise the Ministry of Natural Resources 48 hours prior to 
commencement of grading or the initiation of any on-site 


Development of the subject lands shall be staged In accordance with 
the availability of satisfactory school accommodation, 


Prior to registration of the plan, the City and the appropriate School 
Boards shall determine whether temporary and/or permanent 
to 


Prior to registration of the plan, the developer will be required to 
erect Information signs at all major entrances into the subdivision 
that until a separate school Is 


advising prospective 

constructed within this community, alternative accommodation will 
be provided. The developer is required to contact the Planning 
Department of the Dufferin-Peel Roman Catholic Separate School 
Board for sign specifications. 


The Financial Agreement, and all offers of sale and purchase shall 
contain the following provision: 


“Whereas, despite the best efforts of the Dufferin-Peel Roman 
Catholic Separate Schoo! Board, sufficient accommodation may not 
be available for all anticipated students from the area, you are 
hereby notified that students may be accommodated at temporary 
facilities and/or bussed to a school outside of the area, and further, 
that students may later be transferred to the neighbourhood school.” 


contain a clause satisfactory to the 
t the developer will erect and maintain 
the subdivision which shall advise 


temporary facilities or bussed to schools, according to the Board's 
Transportation Policy. These the School Board's 
specifications and at loca 


2. 


22. 


23. 


25. 
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The Financial Agreement and all offers of sale and purchase within 
& period of five years from the registration of the plan shall contain 
the following provision: 


“Whereas, despite the efforts of the Peel Board of Education, 
sufficient accommodation may not be available for all 
students In neighbourhood 


as well as registered on the title of all aff 
eee re carcnesers of the Union Ges Pipeline essemen 
75, R.P. M-617 and the bullding restrictions on the abu 


i 


construction or in the future. Roof leaders will discharge 
lots with the use of concrete splash pads such that 
swales will drain this run-off to the road. 
Engineering, Item 5. 


(a) De ee eae Guy st current levy rates, (os 
adjusted with the Southam Index), accordance 
Recommendation No. 1677-85, Bees by oy Conch on 
November 4, 1985 (payments re described In detall in the 


10) 


major watercourse Improvements; 


(i) for residential lands, a development levy of $977.32 per 
capita for Transit, Library, Fire, General Government 
and Recreation and Parks, payable per dwelling unit. 


Financial contributions in accordance with current Regional 
development levies. 


Financial contributions are required in connection with the 
supply of hydro facilities. These contributions vary with 
different types of development and the hydro service to be 
provided, and will be determined by negotiation between the 
developer and Hydro Mississauga, prior to registration of the 
subdivision plan. 


--; et) eer OO te LE OPO SE OH 
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In this regard, It Is noted that the policy of Hydro 
relative to the provision of resldentie! sercinns 


The City will be collecting an on behalf of Hydro 


In accordance with City Council recommendation 
of July 15, 1981, 


The parkland dedication requirement of Section 50 (5Xa) of the : 
Act has been satisfied tlon of © 

Roglotefed Slane et sooty satiated through pee 

10) 


the total estimated value of 
be assumed by the City. 


Services provided by the City Planning and 
fon cohasia sccoedence with the 
fee schedule immediately prior to 

mg and Baliding Department's release of the 
ition, 


rd 

trees on all modular lots in 
Teandgrds and specifications. See also Section A - 
ym 


ith current City 
Plann 


ing, 


Owner, while under agreement to 
must provide 


| 
' 
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In order to guarantee the financial stability of the owner to provide 
the requisite services, satisfactory securities to the City equal to 
the estimated cost of services, must be furnished prior to the 
execution of the Servicing Agreement. 


wil 
drawings and design criteria of the City of Mississauga. 
Water 


The plan has been considered by the Regional Municipality of Peel 
Department of Public Works and approved subject to the usual 
agreements. 


Watermains and appurtenances shall be constructed on all streets 
within this proposed plan of subdivision. A separate water service 
be provided to the street line for each lot or 


The applicant should contact the Regional Municipality of Peel 
Department of Public Works to determine the precise extent of 
their requirements. 


The lands are located in Water Pressure Zone 4. Water facilities are 
available in a 300 m (12 in.) diameter watermain on Trelawny Circle 
at Nuthatch Drive and Osprey Boulevard. Provision will be required 
for watermain looping from Nuthatch Drive to Osprey Boulevard. 


Prior to servicing or registration of the plan, the Region of Peel 
shall confirm to the City that the subject lands will be provided with 
adequate water servicing. 
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Sanitary sewers with connections to each lot and building block are 
required in accordance with the current Regional Municipality of 
Peel Department of Public Works standards and requirements. 


Where required by the Commissioner of Public Works, sanitary 
sewers shall be designed in such a manner and be of adequate size 
and depth to service adjacent lands. 


Sanitary sewer facilities are available on Trelawny Circle, 
Mockingbird Lanes and Tenth Line West. 


Prior to servicing or registration of the plan, the Region of Peel 
shall confirm to the City that the subject lands will be provided with 
adequate sanitary servicing. 


Lots | to 18 inclusive will outlet to the storm sewer on Trelawny 
Circle, Lots 19 to 24 inclusive 
Mockingbird Lanes and Lots 25 
storm sewer on Tenth Line West. 


It is the developer's proposal to service each lot by way of 
foundation drain collector (F.D.C.) to be located 
pavement of the modular road. 


connected to the storm sewer located on main road(s). 


The internal and external sewers and the F.D.C. shall be designed 
and constructed to the satisfaction of the City at the expense of the 
developer as part of the preservicing or prior to registration of th: 
plan, at the discretion of the Commissioner of Public Works. 
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depressed driveways will be permitted on any lot due to the roof 
leaders discharging onto the lots. 


other or external routes are utilized, suitable easements are to be 
provided to the City. 


(a) All internal roads shall be constructed by the developer and 
shall have asphalt pavement complete with concrete curbs and 
gutters designed and constructed In accordance with the latest 
City standards and requirements. 

The following is a summary of the various classifications of 
the roads associated with the plan: 


R.O.W. 
Width 


Classification 
Major Collector 30 m (98.4 ft.) 


10 m (32.8 ft.) 


Trelawny Circle will consist of two through lanes, a continuous left 
turn lane, as well as a parking lane on both sides with a 15.5 m (50.9 
ft.) pavement width centered on a 27 m (88.6 ft.) right-of-way. 


Cn tind, hic i a ne 
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The above are basic road allowance widths. 

may be required for tapers and storage These 
‘are to be determined during first servicing submission by the City as 
per City standards. 


(c) Prior to registration of the plan, arrangements shall have been 
made to the satisfaction of the City for any relocation of 
utilities required by the development of the subject lands to be 
undertaken at the developer's expense. 


Prior to registration of the plan, arrangements shall be made 
to the satisfaction of the City for the provision of a 
construction access which shall remain open at the discretion 
of the Commissioner of Public Works. All construction access 


satisfactory to the Commissioner of Public Works until the 
bullding activity has been 

‘on the number of lots/blocks will be required in the Servicing 
Agreement. 


(g) See also Section A - Planning, Items 25, 27, 28, 29 and 30. 
Sidewalks 


Concrete sidewalks 1.5m (5 ft.) wide shall be constructed in 
accordance with the latest City standards and requirements. 


Prior to registration of the plan, the developer shall make a cash 
Bs te mc) sTeravesdowslk ion ibath ‘alee 'of “Trelawny 
‘ircle. 


A clause shall be included in the purchase of sale agreements as well 
as registered on the title of all lots that no sidewalks are to be 
constructed on the modular roads. 

Fire Break Lots 


Every seventh lot in the draft plan shall be designated as a fire 
break lot. This provision shall be incorporated into Schedule 'C' of 
the Servicing Agreement as well as the Financial Agreement which 
Js registered on title. 
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traffic signs required within this proposed plan of 
supplied, erected and maintained by the 


‘led numbering system for each module 

shall be provided to the satisfaction of 

Fire Department in order that responding crews may access 
properties without complications. 


Section A, Planning, Items 17 and 19. 


portions of road allowances not covered by roads and sidewalks 
shall be fully sodded with No. | nursery sod and shall be considered 


(6") of granular material on the driveways. 


The developer shall provide the City with securities ensuring that 
sodded and City standards with 


with the City until substantial co: 
— reduced at the discretion of the Commissioner of Public 
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Sufficient right-of-way for all roads within the plan in accordance 
with the widths specified under Section C - Engineering, Item 8 
Ee eee em ie. ABIWNY on "the ptepeeed 'plen toe 
registrat 


separate arrangements or agreement with the 
various utility companies, is to determine the precise extent of their 
requirements. 


Prior to the signing of the Servicing 
development, the developer must submit in writ 

Commissioner of Public Works that he has made arrange: 

the Bell Telephone Company, the Cable T.V., and the Hydro for the 
Installation of their cable in a common trench, in the prescribed 
location on the road allowance for the plan of subdivision, or that 
‘the utilities will be installing their own plant separately. 


The requirements of Hydro Mississauga with respect to easements 
shall be met prior to the registration of the plan. 


The applicant should contact Hydro Mississauga to determine the 
precise extent of their requirements. 


See also Section B - Financial, Item Kc). 
0.3 m (1) Reserves 
0.3 m (1') reserves as shown on the attached plan shall be numbered 


as blocks on the final plan and shall be transferred gratuitously to 
the appropriate authority. 


‘ 
; 
; 
: 


THE REQUIREMENTS OF THIS REPORT WILL BE EFFECTIVE FOR ONE YEAR 
SUBSEQUENT TO DRAFT APPROVAL BY THE REGION. AFTER THIS DATE A 
REVISED CONSOLIDATED REPORT WILL BE REQUIRED. ‘ANDING 
THE SERVICING AND LEVY REQUIREMENTS MENTIONED IN THIS REPORT, THE 
STANDARDS AND LEVIES IN EFFECT AT THE TIME OF REGISTRATION OF THE 
PLAN WILL APPLY. 
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Tuesday, October 18th, 1988 


Mr, Wm, Waite, Director 
Development West 
Planning & Building Department 
City of Mississauga - Civic Centre 
braead Centre Drive 

ssauga, Ontario 
L5B 3C1 


Re: CONSOLIDATED REPORT - Draft Plan of Subdivision: 21T-87041-(W) Phase II 
First City Development Corporation Limited 
Trelawny Subdivision, Lisgar District 
Part of Lots 8 & 9, Concession 10, N.S. 


Dear Mr. Waite: 


We refer to you letter dated October 14, 1988 and to the related Consolidated 
Report. We wish to confirm our acceptance of the conditions of the Consoli- 
dated on behalf of our Client, on the understanding that there may be 
matters that will arise during the detailed processing of Rezoning By-law, 
Site Plans, Engineering and Financial Agreement submissions which we reserve 
‘the right to discuss with Council and Staff if necessary. 


Yours s ly, 


September 30, 1988 
File: 02/23/86 (W) 


Dear Sir or Madam: FILE Na, or/arfib 


Re: Proposed Residential Development CLERK’ = 
Northwest quadrant of Eglinton Avenue West | ~~» DSPARTIVENT 
and Second Line West 


An Official Plan amendment and rezoning application has been received to permit 
the development of lands in the East Credit Residential District for: 


- detached ‘on lots with minimum frontages of 9.75 m (32.0 ft.), 
12m 39.4 Te) ana tao m (46 ft.) 
- on-street townhouses; 


- apartments. 
The attached map shows the existing zoning in the area and the proposed zoning for 
the subject lands, which have an area of apptoximately 7.98 ha (19.72 ac) with 


frontages of about 153.96 m (505.11 ft.) on Eglinton Avenue West and 249.4 m 
(818.33 ft.) on Second Line West. 


The Community Planning and Development Committee will consider this application 
at a public meeting to be held on October 24, 1988 at 7:00 p.m., in the Council 

Mississauga Civic Centre, 300 City Centre Drive, Mississauga, L5B 3Cl. 
Since you live and/or own property near the subject site, you are invited to attend 
this meeting and to express your opinion of the application. 


Further details of the planning aspects of this proposal may be obtained from Art 
Guenther of the City Planning and Bullding Department Staff (telephone 896-5527); 
information matters of education is available from the Peel Board of 
Education (telephone 890-1099) and the Dufferin-Peel Roman Catholic Separate 
School Board (telephone 890-1221). 


If you are aware of any other persons who might be interested in this matter, kindly 
advise them of this public meeting. 


Geduin 
R. G. B. Edmunds 
Commissioner of Planning and Building 


Attach. 
6324a/25 F 


The Corporation of the City of Mississauga, 300 City Centre Drive, Mississauga, Ontario, LSB 3C1 


wih ory 00T 24 08g 02/23/86 (W) 


October 24, 1988 


Chairman and Members of the Community Planning and 
Development Committee 


R. G. B. Edmunds, Commissioner of Planning and Building 
itera aa ree erpece ai neroning Application 

Proposed Residential Developmen: 

La il cael ‘Avera West and Second Line 
Beer Heldtige Luntiadist el 


ee 


Application recelved on February 28, 1986, and revised on 
December 15, 1986, May 22, 1987 and June 29, 1988 by The 
Planning Management Group Limited, consultants for Irber 
Holdings Limited et al, registered owners of the lands. 


(2) Details of the Application 
Site Area: 7.98 ha (19.72 ac) 


Frontage: 153.96 m (505.11 ft.) on Eglinton Avenue 
West and 249.4 m (818.33 ft.) on Second 
Line West 


Existing Official 
Plan Designation: Residential-Low Density I and 
Residential-Medium Density 


Proposed Official . 

Plan Designation: Residential-Low Density I, 
Residential-Medium Density and 
Residential-High Density 


Existing Zoning: A and RS 


Proposed Zoning: R3-Special Sections, _H-R5-Special 
Section, RM5 and RM7D4-Special Section 


Proposed Number 
of Units: 246 units consisting of the following: 


% 
Number of Total 
Lot Type of Units 


Deesha Dialogs 
minimum 14.0 m (45.9 ft.) 9 
lot frontages 


Detached Dwellings: 
minimum 12.0 m (39.4 ft.) 
lot frontages 


Detached 
minimum 9.75 m (32.0 ft.) 
lot frontages 


Total Detached Dwellings: 

Street Townhouses: 

Apartments: 

Anticipated 

Population: 675 persons 
(b) ~ History: 


On April 16, 1981, the Ministry of Housing approved 
Official Plan which identified East Credit as a 
District requiring a Secondary Plan. 


In June 1982, a comprehensive planning study fi 
East Credit Residential District was 


The subject lands, which are vacant and form part of 
Neighbourhood 3 of the East Credit Residential District, 
in the northwest quadrant of Eglinton Avenue West 
Second Line West, as shown on the attached map. 
the exception of two detached dwellings fronting on 
Line West, adjacent lands to the north are vacant 
the subject of applications 02/64/86 and 
Marvin 


T-86047, 


» to permit residential 
development. Adjacent lands to the west 
dwel 


‘T-86083, Sherwood Mills Incorporated, to permit 
Tesidential neighbourhood development. 


The proposal Is to amend the Official Plan from 
Residential-Medium Density to Residential-High Density 


Proposal would accommodate 
approximately 55 detached dwellings, 73 street 


which can 
accommodate the traffic generated from the site and 
will minimize its impact on the local roads. The site will 
also have convenient access to existing and future 
transit facilities along Eglinton Avenue West and Second 
Line West, respectively, while providing support for 
these facilities. From an urban design standpoint, the 
higher density will facilitate the creation of a focal 
point at the intersection. 


et eS wR 8 ee SR PO eT OTe, 


application not subject to the 
proposed Official P!un Amendment is in conformity with 
the existing Residential-low Density Il and 
Residential-Medium Density designations of the East 
Credit Secondary Plan. 


ined lo pers rf fi met ae (46 
on lots minimum frontages o} m 
ft.) and 12 m (39.4 ft.) and the requested RMS for street 
tor are the appropriate zoning categories to 
accommodate the intended uses. 


To allow direct access from detached dwelling lots to 
Second Line West (major collector road), it Is proposed 
that the R3-Special Section zone - detached dwellings 
with minimum lot frontages of 14.0 m (46 ft.) -— require 
for each lot at least four driveway parking spaces and a 
two-car garage, to discourage on-street parking; 
minimum lot depth of 40 m (131 ft.), to accommodate 
elther a circular driveway or a turn-around, with room 
for variations in setback for reasons of streetscape; and 
minimum front-yard setbacks of 9 m (30 ft.) to the main 
bulldings and the garages. 


On September 28, 1987, City Council adopted Resolution 
433-87 which required all proposed detached dwelling 
lots with a minimum frontage of 9.75 m (32.0 ft.) to be 
rezoned to H-R5-Special Section until the pending 
Teport on 9,75 m (32.0 ft.) lots was considered by City 
Council. On June 8, 1988, City Council adopted 
Resolution 234-88 which directed that no further 9.75 m 
2.0 ft.) lots be approved for development for one year. 
It is recommended that, notwit Resolution 
234-88, the 9.75 m (32.0 ft.) lots within the subject lands 
be rezoned to H-R5-Special Section for the following 
Teasons: 


- The rezoning applications for adjacent lands to the 
north and west which were approved prior to June 
8, 1988 contain a high percentage of 9.75 m (32 ft.) 
lots. The subject lands contain a relatively low 
Percentage of 9.75 m (32.0 ft.) lots (11.4%), which 
are a continuation of 9.75m (32.0 ft.) lots 
approved on adjacent lands to the north and west 
under applications 02/64/86 and T-86047, Marvin 
Goodman and 02/125/86 and T-86083, Sherwood 
Mills Incorporated. 


The subject application was at a similar stage of 
the approval process as the adjacent applications 
and could also have been approved prior to 
adoption of City Council Resolution 234-88, but 
was delayed through revisions to accommodate the 
concerns of two adjacent landowners to the 
northeast whose lots front on Second Line West. 


ee 


: Cars UU Gers 
4 October 24, 1988 
though proposed 
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Partnership, and 
Ceremonial Drive east of Mavis Road. 


engineering 
with in the processing of the plan of subdivision. 


The City Public Works Department has advised that, 
prior to registration of the plan of subdivision, the 
applicant ment with other 


as per Opera’ 
Committee recommendation 213-87, adopted by City 
Council on May 25, 1987. 


Site development and landscaping plan approvals will be 
prerequisites to the issuance of building permits for 
street townhouses and apartments. 


6314a/2128a 


The City Finance Department has indicated 
will not require 


road widenings, 

0.3m (I ft.) reserves, street tree planting, streetscape, 
etc., the details of which will be dealt with during the 
processing of the plan of subdivision. 


In addition, there will be financial requirements, 
Including the payment of development levies, which will 
require the applicant to enter into a financial agreement 
with the City and any other official agency concerned 
with the development of the lands. 


The proposed Official Plan Amendment and rezoning is 
acceptable from a planning standpoint and should be 


Wha» 


R.G.B. Edmunds 
Commissioner of Planning and Building 


Se 


WIDENING 


SECOND’ joao 


PROPOSED ‘Rs'e'a’ eee D REZONING FROM'A'aRS 
| EEEEEE) RScSresntSeeweilieemn oseces GESSSSce] ToMmustte perm now Dealings) 

‘ Be ee *ROPOSED REZONING FROM 'A’'TO SQ) PROPOSED OFFICIAL PLAN 
ed 
~ REZONING FROM "A" TO HIGH DENSITY. oF mate 

ays -R5-SPECIAL SECTION to permit Detached PECAN CECTON (iw pemt 
SSiee eet 


Dwellings p 
CITY OF MISSISSAUGA PLANNING & BUILDING DEPARTMENT 


APPENDIX A 
FINANCIAL IMPACT REPORT 


Irber Holdings Ltd. 


02/23/86 
(T-86020) 


Residential 


East Credit Planning District 

North of Eglinton Avenue West, west of 
Second Line West 

No change in the 1988-97 Capital Budget 
and Forecast 

7.98 ha (19.73 acres) 


54 Detached, 73 Townhouses, 118 
Apartments 


673 


The developer will pay cash-in-lieu of 
parkland dedication. 


POTENTIAL 
CREDITS ** 


Drainage 
Other Services * 


Total - City 
Region n.a. 
Hydro n.a. 
City Other Services is up of the 
per capita levies for tra sit, fire, 
library, recreation and parks, and 
general government. 
Levy credits, if any, will be set out in 


the financial agreement and are subject 
to Council approval. 


SOON et RE OR 8. ee LU POO UE OH: 


Funding is actually allocated only to 
the first year (1988) of the City’s ten 
year Capital Budget and Forecast. For 
the years 1989-1997, the funding shown 
is only a recommendation, and is subject 
to annual review and revision. 


This development triggers no immediate 
changes in the City's ten year capital 
plan for Public Works. 


The reconstruction of Eglinton Avenue 
from Mavis Road to Creditview Road has 
been approved in the 1988 Capital Budget 
at a gross cost of $4.7 million. 
Construction of the Eglinton Avenue 
Bridge over the Credit River has been 
approved in the 1988 Capital Budget at a 
gross cost of $10 million. 


The developer will be required to make a 
cash contribution toward the upgrading 
of Second Line West across the frontage 
of this plan. 


It is anticipated that the developer 
will be receiving full credit for the 
major watercourse improvement levy. 


The Transit Department will expand the 
bus fleet and the terminal facility as 
is develop. As this 
lopment pays transit 


t 
vice is 
Route 34 on Eglinton Avenue West. 


Primary fire protection for this 
development will be provided from Fire 
Station #12 (Creditview Rd.) with an 
estimated average response time of 4.5 
minutes. With the construction of Fire 
Station #18 scheduled for 1991 in the 10 
year Capital Budget and Forecast, 
primary fire protection will be 
available in an estimated response time 
of 1.6 minutes. 


Document #4349£/0079£ 
Finance Department, 
ober 7, 1988 
rr: 


Library services are available at the 
Streetsville Branch, and will be 
available at the new Central Library in 
the Civic Centre area when it is 
completed. Construction of a district 
branch library in the adjacent district 
of Hurontario is scheduled for 1992 in 
the 1988-97 capital plan. 


Construction of twin arenas in 1995, and 
a@ community centre and indoor pool in 
1992 are scheduled in the 1988-97 
Capital Budget for East Credit. In 
addition, construction of four lit 
Playing fields is scheduled between 1991 
and 1996. 


In the meantime, residents of East 
Credit have access to major recreational 
facilities at the Huron Park Community 
Centre and Arena. 


Operating costs for this development are 

expected to be normal for a high density 

residential neighbourhood and will be 
ely offset by new taxation when 


the property is fully developed and 
a 


All figures relating to parkland 
dedication and development levies are 
approximate and are Provided for 
information only. The actual amounts 
will be determinea by the appropriate 
City departments at time of final 
Processing of the application and are 
subject to Council approval. 


September 30, 1988 
Files 02/29/88 (w) 
DATE Loe $0 1898 


lee wo, 6z29/6® 


DEPARTMENT 


received to permit apartment development at the 

ly with the subject application, it is proposed that the 

City owned land to the southwest be rezoned from MI to RM7D4-Special 
the existing zoning in the area and the proposed 

‘an area of approximately .62 ha (1.53 ac) 

m (442.58 ft.) on North Sheridan Way. 7 


The Community Planning and Development Committee will consider this application 
at a public meeting to be held on October 24, 1988 at 7:05 p.m., In the Council 
Mississauga Civic Centre, 300 City Centre Drive, Mississauga, \5B 3C1. 
you live and/or own property near the subject site, you are invited to attend 

this meeting and to express your opinion of the application. 
planning aspects of this proposal may be obtained from James 
Doran of the City Planning and Building Department Staff (telephone 896-5544); 
Information regarding matters of education is available from the Peel Board of 
Education (telephone 1099) and the Dufferin-Peel Roman Catholic Separate 

School Board (telephone 890-1221). 


If you are aware of any other persons who might be interested in this matter, kindly 
advise them of this public meeting. 


ve 


R. G. B. Edmunds 
Commissioner of Planning and Bullding 


Attach. 
62808/77 


The Corporation of the City of Mississauga, 300 City Centre Drive, Mississauga, Ontario, L58 3C1 


rm 
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Chairman and Members of the Community Planning and 
Committee 


R. G. B. Edmunds, Commissioner of Planning and Bullding 


Proposed Apartment Development 
West side of North Sheridan Way, north of Queen Elizabeth Way 
704720 Ontario Limited 


Application received on March 2, 1988 from Shiplake 
Investments Limited, on behalf of 704720 Ontario Limited, 
registered owners of the lands. 

(2) Details of the Application 

Site Area: 0.62 ha (1.53 ac) 


Frontage: pee m (442.58 ft.) on North Sheridan 
jay 


Existing Official 
Residential-High Density II 


MI and Ml-Section 140 
RM7D4-Special Section 


150 apartment units 


326 persons 


(b) History 


The subject lands are in the West Erindale Residential District, 
an area for which a comprehensive planning study was 


Official Plan, which was approved with modifications by the 
Minister of Municipal Affairs on December 17, 1963. The 
former Official Plan designated the subject lands and adjacent 
Industrial and commercial area to the east Land Use To Be 
Determined. 


Subsequent to Amendment 156, a revised land use study was 
prepared for the Hammond Road area and was presented to the 
public in September 1974. This study, which was adopted by 
City Council on November 4, 1974 with certain modifications, 
Suggested that the subject lands be developed for townhouse 
Boron wien @ maximum density of 24.7 units per ha (10 units 
per ac. 


On April 16, 1981, the Ministry of Housing approved the 
Official Plan which readopted the policies of former 
Amendment 156, as amended, and retitled it as the West 
Erindale Secondary Plan. 


In June 1980, a comprehensive planning study which updated 
‘and consolidated all existing policies for the West Erindale 
Residential District was presented to the public. The land use 
proposals of the study were Incorporated into the West Erindale 

Plan, which was approved by City Council on 
November 22, 1981 and by the Minister of Municipal Affairs and 
Housing on February 4, 1983. In the Secondary Plan, the 
subject lands are designated Residential-High Density Il. 


(c) Existing Land Use 


The subject lands, which are vacant, are in the West Erindale 
Residential t, on the west side of North Sheridan Way, 
north of Queen Elizabeth Way, as shown on the attached map. 


Adjacent lands to the north and west are occupied by a stacked 
townhouse complex and three high rise apartment bulldings. To 
the east, on the opposite side of North Sheridan Way, is the 
former North Sheridan Landfill site. Farther east, there are 
mixed commercial and industrial uses fronting on North 
Sheridan Way. To the south is the Queen Elizabeth Way. 


The proposal is to amend the Zoning By-law from Ml and 
Ml-Special Section 140 to RM7D4-Special Section to permit 
apartment development. If approved, the proposal would 
permit approximately 150 apartment units generating about 326 
persons. 


; 
) 
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October 24, 1988 


was acquired by the City In 1965 
which ceased operations several 


In support of the application, a site plan under File S.P. 101-88 
(W) has been submitted showing a 150-unit, 13-storey 
apartment with an access off North Sheridan Way. 


With regard to school accommodation, both School Boards have 
no objection to the proposed development. 


The City Recreation and Parks Department has requested 
Reina ee ee aptoate tipo othe! eglenos of Bulieing 
permits. 


The Region of Peel has indicated that sanitary sewers are 
available on an easement adjacent to the west limit of the 
property and water Is available on North Sheridan Way. 


The site will be impacted by noise associated with Queen 
Elizabeth Way. In this regard, prior to enactment of the 
amending zoning by-law, an ecoustical report is required and 
shall be approved by the City and the Ministry of the 
Environment. The appropriate noise abatement measures and 
warning clauses will be included on the site development plan 
and the financial agreement, respectively. 


Due to the presence of a former landfill site on the east side of 
North Sheridan Way, the Ministry of the Environment requested 
assurances from the Region of Peel accepting responsibility for 
gas monitoring on an on-going basis and a commitment to 
extend the gas control system to protect the proposed 

t should the monitoring determine a need at any 
time In the future. In response, the Region of Peel confirmed 
Regional Council Resolution 81-745-38, passed by Regional 
Council on December 17, 1981, accepting responsibility for 
control of any landfill gases. Further response from the 
Ministry of the Environment Is expected. 


The City Public Works Department has requested certain 
works required on North Sheridan Way to support 
access to the site. 


ted that development 
any changes to the 
and can be 


engineering 
respect to storm and sanitary sewers, 
access, landscape screening and fencing, , 
etc., which will require the applicant to enter into appropriate 
agreements with the City. 


In addition, there will be financial requirements, Including the 
payment of development levies and the Hydro Mississauga 
Impost Levy, which will require the applicant to enter Into a 
financial agreement with the City and any other official agency 
concerned with the development of the lands. 


The proposed rezoning is acceptable from a planning standpoint 
and should be approved. 


That the Planning Staff Report dated October 24, 1988 
recommending approval of the application to amend the Zoning 
By-law under File 02/29/88 (W), 704720 Ontario Limited (west 
side of North Sheridan Way, north of Queen Elizabeth Way), 
subject to site development and landscaping plan approvals, and 
to satisfying the financial and all other 
of the City and any other official agency 

lopment of the lands, be adopted. 


October 24, 


LEVIES. 


REPORT WILL HAVE TO BE RECONSIDERED. 


REQUIREMENTS 
OF DEVELOPMENT 


ween 


6318a/21288 


— REZONING FROM ‘Mi’ @ ‘MI-SECTION 140' TO 'RM7D4- SPECIAL SECTION’ 
: sae | 
[FILE NO.oz/ea/eaw) | 


CITY OF MISSISSAUGA PLANNING & BUILDING DEPARTMENT 


704720 Ontario Limited 


02/29/88 (W) 


Multiple Unit Apartment Building 

West Erindale Planning District 

On the west side of North Sheridan Way, 
south of Fowler Drive 

DAS Seely inode Capital 
0.618 ha (1.528 acres) 

150 Apartments 

340 


Cash-in-lieu of parkland dedication is 
required for this application. 


($"000) 


City 
Roads 
Drainage 
Other Services * 
Total - City 
Region n.a. 


Hydro nea. 


City Other Services is made up of the 
per capita levies for transit, fire, 
library, recreation and parks, and 
general government. 


Levy credits, if any, will be set out in 
the financial agreement and are subject 
to Council approval. 


ee ee a 


Document #4282£/0079£ 


Funding is actually allocated only to 
the first year of the City's ten year 
Capital Budget and Forecast. For the 
years 1989-1997, the funding shown is 
only a recommendation, and is subject to 
annual review and revision. 


This development triggers no immediate 
in the City’s ten year capital 
plan for Public Works. * 


Bus service is currently available on 
Erin Mills Parkway (Routes #13 and #23). 


Primary fire protection for this area is 
current. by Station #7 (Dundas 
St. W./Erindale) with an average 
estimated response time of 3.6 minutes. 
Additional protection will be provided 
by Station (Southdown Road/ 

je estimated 


. Library services are available at the 


eo al expanded library in Sheridan 


The Clarkson Pool and the rkson Arena 
and Community Centre will fe the 
recreational needs of the residents in 
this development. 


Operating costs for this proposal are 

ed to be normal for a high density 
residential development and will be 
adequately offset by new taxation when 
the property is fully developed and 
assessed. 


All figures relating to parkland 
dedication and development levies are 
approximate and are provided for 
information only. The actual amounts 
will be determined by the appropriate 
City departments at time of final 
Processing of the application-and are 
subject to Council approval. 


An application has been received to amend the Official Plan and Zoning By-law to 


permit a 210-unit, 16-storey apartment bullding with accessory day care centre at 
the above location, 


The attached map shows the existing zoning in the area and the proposed zoning for 
the subject lands, which have an area of approximately 1.06 ha (2.62 acres) with 
frontage of approximately 114 m (375 ft.) on John Street. 


The Community Planning and Development Committee will consider this application 
Chambers, Miseissuspa Civic Contre, 300 City Genes Osi ye, Miaizeeuge, LSB SCI, 

vic ity tre ve, LE le 
Since you live and/or own property near the subject site, you are invited to’ attend 
this meeting and to express your opinion of the application. 


Further details of the planning aspects of this proposal may be obtained from Brian 
Chire of the City Planning and Building Department Staff (telephone 896-5539); 
information regarding matters of education is available from the Peel Board of 
Education (telephone 890-1099) and the Dufferin-Peel Roman Catholic Separate 


If you are aware of any other persons who might be interested in this matter, kindly 
advise them of this public 


The Corporation of the City of Mississauga, 300 City Centre Drive, Mississauga, Ontario, LSB 3C1 
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October 24, 1988 


Chairman and Members of the Community Planning and 
Development Committee 


R. G. B. Edmunds, Commissioner of Planning and Building 
Official Plan Amendment and Rezoning Application 
Proposed Development 

ioe aeeaiea cet aetenl Best of Tiurortario Street 


Office Com: pipenetcy q, 
oui and CM2 to RMmOS-Specal Sect 
D.F.W. Enterprises Limi 
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ORIGIN: Fo a asic gala ee plate Mey ori 
Incorporated, authorized agents for O.F.W. 
reels Lamitear ceptatercd owners of the lends, 
(a) Details of the Application 
Site Area: 1,06 ha (2.62 acres) 
Frontage: 114,33 m (375.10 ft.) on John Street 


Existing Official 
Plan Designation: Office Commercial 


Proposed Official 
Plan Designation: Residential-High Density II 


Existing Zoning: CMI and CM2 
Proposed Zoning: RM7D5-Special Section 


) 
. 
| 
| 
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Proposed Number 
of Units: 210 Apartment Units 


Anticipated 
Population: Approximately 443 persons 


(>) History 


The subject lands are located in the Cooksville-Munden Park 
Residential 


1980. 
Plan » the Cooksville-Munden Park Secondary 
Plan, approved by the Ministry of Municipal Affairs and Housing 
‘on June 14, 1984, The Plan designates the subject lands Office 
Commercial. In addition, the lands are designated Special Site 
7, “John Street", for which specific development policies and 
design criteria apply. 


On November 28, 1983, City Council adopted Resolution 707-83 
which directed the Commissioner of Planning to undertake a 
study of commercial areas zoned EC, NC, C1, CMI and CM2 In 
the vicinity of the Hurontario Street and Dundas Street 
Intersection, including the subject lands, On February 13, 1984, 
City Council passed By-law 100-84, an Interim Control By-law, 
which suspended the zoning on all outmoded commercial zones 
within the study area for a period of one year to allow an 
update of the land-use planning policies and regulations. 


On January 28, 1985, City Council passed By-law 78-85 which 
extended the Interim Control By-law for a further one year 


currently being 
lands as part of Site 2, and recommended that this site be 
redesignated from “Office Commercial" to "Mixed Industrial 
and Commercial", to encourage redevelopment for retail 
warehousing, retall-warehousing, discount 
‘and office uses, and that the Zoning By-law be 
amended from CM! and CM2 to H-MC, to place the site Ina 
holding category. 


ne 


amendments would permit 

lands for a condominium apartment building 

centre, con! approximately 210 units, 
10,650 sq. ft.) of gross floor area. 


| 


development of 
and da: 


ii 


}, although the lands are designated for 
purposes, high-density residential use would 
compatible with the existing apartments on the south 
John Street and the existing townhouses further to the 
Although the property immediately adjacent to the east 
currently used for vehicular parking in conjunction with an 
, the owner of that property has Indicated 
the lands in the future for residential 


Freg 
aH 


although the City Official Plan generally 

residential development adjacent to railway lines, 
the Canadian Pacific Railway has indicated that it has no 
objection to the proposal, provided that site development 
conditions are imposed. These 


Pacific Railway. 


October 24, 1988 


on the subject lands 


Is to provide high-density housing the support 
population, to reinforce commercial activity in the designated 
Cees Commercial Centre of Cooksville immediately to the 
‘sou! 


proposed RM7D5-Special Section zoning 1s also appropriate 
to accommodate the intended apartment use, subject to certain 


With respect to density, the requested level of approximately 
198 units per hectare (80 units per acre) is comparable to the 
densities of the existing apartment buildings on the south side 
of John Street, which have a maximum density of 
approximately 173 units per hectare (70 units per acre). 


Rie iacerenesiieye alse seavented 8-day: cere contre 99. 


community and 


the east, currently utilized for 
dealership, is currently 


the future for high-density residential purposes. 


October 24, 1988 
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In accordance with the approved noise 
the site plan indicates the 4-level 
structure located 


will be determined though the 
process. 


City equivalent to 11 
Street across the fi ‘luding pavement 


¥» Incl 
boulevard sodding and 


As @ condition of rezoning, the applicant will be required to 
prepare a site-specific Traffic Study to the satisfaction of the 
Public Works Department, addressing such issues 88 on-street 
parking, pedestrian movements to the Cooksville GO Station 
and general operation of John and Hurontario Streets. 


implementing 
'56/88(E), D.F.W. Enterprises Limited. 


A. 


R. G. B. Edmunds 
Commissioner of Planning and Building 
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D. F. W. Enterprises Ltd. 
02/56/88 (E) 


Apartment with accessory day nursery 
‘Cooksville-Munden Park Planning District 
North side of John Street, East of 
Hurontario Street 


The reconstruction of John Street, 
currently scheduled for 1992 may have to 
be accelerated to accommodate the timing 
of this development. 

1.06 ha (2.61 acres) 

210 Apartments 

443 


The developer will pay cash-in-lieu of 
parkland dedication. 


a“ POTENTIAL 
CREDITS ** 


GROSS 
($*000) 


City 


Roads 
Drainage 
Other Services* 


Total - City 
Region n.a. 


Hydro na. 


City Other Services is made up of the 
per capits levies for transit, fire, 
library, recreation and parks, and 
general government. 


Levy credits, if any, will be set out in 
the financial agreement and are subject 
to Council approval. 


Funding is actually allocatea only to 
the first year of the City's 1988-1997 
ten year Capital Budget and Forecast. 
For the years 1989-1997, the funding 
shown is only a recommendation, and is 
subject to annual review and revision. 


The reconstruction of John Street, 
currently scheduled for 1992 at a gross 
cost of $500,000, will have to be 
accelerated to accommodate the timing of 
this development. The applicant will be 
required to pay a cash contribution 
equivalent to 100% of the cost of the 
reconstruction across the frontage of 
the property. 


The developer is required to pay the 
current Cooksville Creek Erosion Control 
Levy and this will be reflected in the 
Financial Agreement. The developer is 
also required to contribute to the 
construction of the existing storm sewer 
on a pro-rate basis. 


Reconstruction of Hurontario Street from 
Dundas to the CPR is scheduled for 1997 
in the ten year plan @ gross cost of 
$3.5 million. 


The closest Transit service for 
residents of this area is Route 2 on 
Hurontario Street. 


Primary fire protection will be Provided 
from Fire Station #1 (Hurontario 
St./Fairview Road W.) with an estimated 
response time of 1.2 minutes. Secondary 
fire protection will be provided from 
Fire Station #10 (Hurontario 
St./Queensway) with an estimated 
response time of 2.5 minutes. 


Library services are available at the 
existing Central Library on 
Burnhamthorpe Road. 


No change in the capital Plan is 
triggered by this development. 


Cooksville-Munden Park residents have 
access to major recreational facilities 
at the Mississauga Valley Recreation 
Centre. 


CAPITAL BUDGET IMPACT BY DEPARTMENT Cont'd) 


Document #4282£/0079£ 
Finance Department, 
September 2, 1988 
OW/rr: 


Operating costs for this proposal are 
expected to be normal for a high density 
residential development and will be 
adequately of by new taxation when 
the peaperty. fully developed and 

as: . 


All figures relating to parkland 
dedication and development levies are 
approximate and are provided for 
information only. The actual amounts 
will be determined by the appropriate 
City departments at time of final 
processing of the application and are 
subject to Council approval. 


To 


Members of Community From Dave Cook 


et Planning & Development Com. Ow. Councillor ward 7 


October 24, 1988 


Re: Proposed Apartment Development 
North side of John Stre 
East of Hurontario St 
D.F.W. Enterprises Li 


tely I cannot attend tonight's meeting as other arrangements were 
'S ago on another matter. 


late today, received a petition regarding the John Street application. 


Several months ago, I initiated a community meeting with planning staff in 
attendance to review this proposal. Invitations to ALL area homeowners, 


groups, co-ops and condominiums were invited along with the condominium 
association at the end of John Street and representatives of the North 
Cooksville Ratepayers Association and both had indicated their support. 


The petition is concerned about parking and traffic. The site meets the 
City's parking standards and the Traffic Department will be addressing 
concerns regarding this application. 


The application will provide much needed housing and daycare for the area. 


x ide an effort today to contact the representative of the petitioners and 
there was no answer. I would therefore ask that this matter NOT be deferred 
as the objections m the apartment co-op can be addressed between tonight 
and the final by-laws. 


Dave Cook 
Councillor ward 7 


DC/br 
2389M 
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September 30, 1988 
File: 02Z/56/88(E) 


Dear Sir or Madam: 


Re: Proposed Apartment Development 
North side of John Street, east of Hurontario Street 
D.F.W, Enterprises Limited 0 


An application has been received to amend the Official Plan and Zoning By-law to 
Permit a 210-unit, 16-storey apartment bullding with ‘accessory day care centre at 
the above location. 


The attached map shows the existing zoning in the area and the proposed zoning for 
the subject lands, which have an area of approximately 1.06 ha (2.62 acres) with 
frontage of approximately 114 m (375 ft.) on John Street. 


Concurrently with the subject application, it 1s suggested that the Official Plan and 
Zoning By-law also be amended to permit the future redevelopment of the adjacent 
property to the east for apartment purposes. 


The Community Planning and Development Committee will consider this application 
at a public meeting to be held on October 24, 1988 at 7:15 p.m., In the Council 
Chambers, Mississauga Civic Centre, 300 City Centre Drive, Mississauga, L5B 3C1. 
Since you live and/or own property near the subject site, you are invited to’attend 
this meeting and to express your opinion of the application. 


Further details of the planning aspects of this proposal may be obtained from Brian 
Chire of the City Planning and Building Department Staff (telephone 896-5539); 
Information regarding matters of education is available from the Peel Board of 
Education (telephone 890-1099) and the Dufferin-Peel Roman Catholic Separate 
School Board (telephone 890-1221). 


If you are eware of any other persons who might be interested in this matter, kindly 
advise them of this public meeting. 


R. G. B. Edmunds , 
Commissioner of Planning and Bullding 


Attach, 
6148a/74 


The Corporation of the City of Mississauga, 300 City Centre Drive, Mississauga, Ontario, L58 3C1 
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PST IT 2.08 


WE, the undersigned residents of the City of Mississauga, hereby 


petition the Council of The Corporation of the City of Mississauga to 
(outline in the space below the reason(s) for the petition): 
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Submitted by 0: / 
Petitioners’ Representative: cn AOE SEN 
“ ‘ name = please print) 
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September 30, 1988 


File: 02/11/88(E) ‘ bes coffee 


Dear Sir or Madam: S Dornan 
Re: 


Proposed Detached Dwel and Townhouse Development 
Pitched reba ean pad abl epee tet i 


Department Staff (telephone 896-5551); 
information regarding matters of education is available from the Peel Board of 
Education (telephone 890-1099) and the Dufferin-Peel Roman Catholic Separate School 
Board (telephone 890-1221). 


If you are aware of any other persons who might be interested in this matter, kindly 
advige them of this public meeting. 
Yj 


R. G. B. Edmunds 
Commissioner of Planning and Building 


Attach, 
6281a/SL 


The Corporation of the City of Mississauga, 300 City Centre Drive, Mississauga, Ontario, LSB 3C1 


0.8232 ha (.2034 ac.) 


Approximately 24.4m (80.05 ft.) on 
Winterton Way 


October 24, 1988 (AY 


Residential-Medium Density 
A 
R3-Section 1419 


1.26 ha (3.11 ac.) 


Approximately 51.25 m (168.14 ft.) on 

Constellation Drive and approximately 

mg m (195.6 ft.) on future Winterton 
jay 


Residential-Medium Density 
A and R3-Section 1419 
RM5-Special Section 


The subject lands are within the Hurontarlo Residential 
District. On April 16, 1981, the Ministry of Housing approved 
the City of Mississauga Official Plan which identified the 
District as a new District requiring a 

Plan. In September 1982, a comprehensive planning 

the Hurontaerio Residential District was presented to 

the public. The land use of this study were 
into the Hurontarlo Secondary Plan (Official Plan 

27), approved by the Ministry of Municipal Affairs 
Housing on December |, 1983. The Hurontario Secondary 


The two parcels subject of this application are vacant, and are 
southeast corner of the future Winterton Way 


Park, Special Park, 
to the west, which are vacant, are subject to applications under 
Files 02/69/85(E) and T-85024(E) to permit detached dwellings, 
townhouses, apartments, school, Neighbourhood Park, gas 
station and convenience centre uses. 


October 24, 1988 


Constellation Development Incorporated following the 
determination of the final alignment of Mavis Road. These 


category could be determined. The lands zoned R3-Section 
Risagemn eo inamminces io ieornetets the propoeed neenonse 


A satisfactory site development plan (S.P. 236-88(E) has been 
submitted In support of the application proposing 38 townhouse 
units accommodating approximately 121 persons, with frontages 
of approximately 51.25 m (168.14 ft.) on Constellation Drive, 
and 59.62 m (195.6 ft.) on the future Winterton Way. The 
applicant is requesting that ten townhouse units have direct 


The Region of Peel has indicated that both water and sanitary 
sewers are available on Constellation Drive. 


The City Recreation and Parks Department has indicated that 
cash-in-lleu of parkland is required, and a 3.0m (9.8 ft.) 
walkway shall be provided to the adjacent woodlot to the south. 


The Design Division of the City Planning 
has indicated that standard street 


Hydro Mississauga has no objection to the proposed rezoning 
provided that the Electrical Master Plan for the District Is 
adhered to and revised if applicable, 


applicant 
all other requirements of the City and any other official agency 
concerned with the development of the lands, be adopted. 


R. G. B. Edmunds 
Commissioner of Planning and Bullding 


6283a/SL 


“= 


DATE: OCT.24/888 


CITY OF MISSISSAUGA PLANNING & BUILDING DEPARTMENT 


SO OTR ee COE POR UE OTR 


Constellation Develo; 
02/11/88 (E) 


Low and medium density esidentia1 
development -4 


Hurontario Planning District 
nea =~ 
meagee aes a See sported 1 -97 Capital 
1.34 ha (3.31 acres) 

2 Detached and 38 Townhouse Dwellings 
128 

The developer will pay cash-in-lieu of 


parkland dedication to meet the 
requirements of the Planning Act. 


GROSS 
($000) 


City 


Roads 
Drainage 
Other Services * 


Total - City 
Region nea. 
Hydro nea. 
City Other Services is made up of the 
per capita levies for transit, fire, 
library, recreation and parks, and 
general government. 
Levy credits, if any, will be set out in 


the financial agreement and are subject 
to Council approval. 


Funding is actually allocated only to 
the first year (1988) of the City's ten 
year Capital Budget and Forecast. For 
the years 1989-1997, the funding shown 
is only a recommendation, and is subject 
to annual review and revision. 


This development triggers no immediate 
changes in the City's ten year capital 
plan for Public Works. 


No developer emplacements eligible for 
development levy credits are included in 
this application. 


The Transit Department will expand the 
bus fleet and the terminal facility as 
the new areas develop. As this 
particular development pays trai 
development levies to cover the 

cost of expansion, it will h 
significant ii t. The clo: 
currently available Transit service is 
Route 34 on Eglinton Avenue. 


Primary fire protection for this area is 
Provided from Fire Station #12 


(Creditview Rd./Rathburn Rd.) with an 
estimated average response time of 5.8 
minutes. 


Library services are available at the 
Mississauga Valley Branch, and will be 
available at the new Central Library in 
the Civic Centre area when it is 
completed. Construction of a district 
branch library in Hurontario is 
scheduled for 1997 in the 1988-97 
Capitai Budget and Forecast. 


Construction of a twin arena in the 
Britannia Industrial District and an 
indoor pool and community centre in 
Hurontario are scheduled for 1992 in 
1988-97 Capital Budget and Forecast. 


* In the interim, Hurontario residents 
have access to major recreational 
facilities at the Mississauga Valley 
Community Centre complex. 


Document #4349£/0079£ 
Finance Department, 
October 13, 1988 
DM/rr: 


Operating costs for this development are 
expected to be normal for a mixed 
density residential neighbourhood and 
will be adequately offset by new 
taxation when the property is fully 
developed and assessed. 


All figures relating to parkland 
dedication and development levies are 
approximate and are provided for 
information only. The actual amounts 
will be determined by the appropriate 
City departments at time of final 
Processing of the application and are 
subject to Council approval. 


September 30, 1988 
File: 02/62/88(E) 


Dear Sir or Madam: 


Re: Proposed Apartment Development 
North side of Webb Drive, east of 
Confederation Parkway 


A rezoning application has been received to permit the development of two apartment 
buildings at the above location. 


The attached map shows the existing zoning In the area and the proposed zoning for the 
‘subject lands, which have an area of approximately 1.15 ha (2.84 acres) with a frontage of 
approximately 135.50 m (444.55 ft.) on Webb Drive. 


The pia pagent Me alc: Pai Development Committee will consider this application at a 

public meeting to be held on October 24, 1988 at 7:30 p.m., In the Council Chambers, 
Mississauga Civic Centre, 300 City Centre Drive, Mississauga, L5B8 3C1l. Since you live 
snd/or own property near the subject site, you are lnvited to attend this meeting and to 
express your opinion of the application. 


Further details of the planning aspects of this proposal may be obtained from Marianne 
Cassin of the City peck and Building Department Staff (telephone 896-5534); 

freemerion sone marters of education Is available from the Peel Board of Education 
890-11 and the Dufferin-Peel Roman Catholic Separate School Board 


(telephone 
. (telephone 890-1221). 


Tf you are aware of any other persons who might be Interested in this matter, kindly 
advise them of this public meeting. 


yy 


R. G. B. Edmunds 
Commissioner of Planning and Building 


Attach, 


October 24, 1988 
Chairman and Members of the Community Planning and 
Development Committee 


R. G. B. Edmunds, Commissioner of Planning and Bullding 


Application received on June 15,. 1988, from the Kerbel Group, 
on behalf of 768953 Ontario Limited, registered owner of the 
(a) Details of the Application 
Site Area: 1,15 ha (2.84 acres) 
Frontage: 135.50 m (444,55 ft.) on Webb Drive 
Existing Official 
City Centre Development 
Parcel 26a - 605 housing units 
Dundas-Fairview Secondary Plan 
High Density Housing: Level 2 
R3 


RM7D5-Special Section 
514 


1116 persons 


October 24, 1988 


(b) History 


The subject lands are located on the north side of Webb Drive, 
east of Confederation Parkway, in the Dundas-Fairview 
Planning District. 


Two secondary plans prescribe development guidelines for the 
subject lands - Dundas-Fairview and City Centre. 


for the Dundas-Fairview 


The lands also form part of the City Centre, for which the 
development polices were incorporated into the Official Plan by 
Amendment 281. The Minister of Housing approved 
Amendment 281 on June 2, 1980. 


On April 16, 1981, the Minister of Housing approved the current 
Official Plan, which readopted Amendments 280 and 28! and 
retitled them as the Dundas-Fairview Secondary Plan and the 
City Centre Secondary Plan, respectively. 


The above-noted secondary plans differ in the overlapping area 
development controls imposed, not in the 


The proposal is to amend the Zoning By-law from R3 to 
RM7D5-Special Section to permit two, 23-storey apartment 
buildings with a total of 514 units. 


With respect to land-use, two secondary plans control 
development of the subject lands - City Centre and 
Dundas-Fairview. 


Although the City Centre Secondary Plan shows the westerly 
limit of Parcel 26a to be a proposed road, and although the need 
for that road has been eliminated as a result of subsequent 
studies, the change Is sufficiently minor to not require an 
amendment to the Official Plan. 


As regards the apparent conflict between the Dundas-Fairview 
Secondary Plan tion, which allows a maximum of 250 
units per hectare (100 units per acre), and the proposed 
development, which envisages 447 units per hectare (181 units 
per acre), the Secondary Plan states that: 


"The area of the Dundas-Fairview Residential District 
immediately south of Burnhamthorpe Road West falling 
within the City Centre will be subject to any applicable 
policies set out in the City Centre Secondary Plan.” 


Consequently, the proposed development does not require an 
amendment to the Dundas-Fairview Secondary Plan, 


The appropriateness of the proposed development of 514 
apartment units at the density of 447 units per hectare (181 
units per acre), or a floor space index of 5.07, has been 
evaluated in the context of not only the prevailing Secondary 
Plans but also the proposed City Centre Secondary Plan - the 
draft of which has been prepared in consultation with City 
Centre landowners and should be available for preliminary 
consideration by the Community Planning and Development 
Committee on October 24, 1988. 


October 24, 1988 


In support of the proposed development, and as required by the 
draft Secondary Plan, a Character Area Plan as shown on 
Figure 2, has been prepared for the ultimate development of 
the block bounded by Confederation Parkway, Webb Drive, 

Duke of York Boulevard, and Burnhamthorpe Road 


draft 
fice-density is required, to 
between the two owners of lands within the block, before any 
implementing rezoning by-laws are enacted. 


The requested RM7D5-Special Section zoning 1s appropriate to 
accommodate the intended land-use, subject to certain 
conditions. 

Site 


Incl streetscape 
issuance of building 


deve! 
of the accessibility of the site to public 
centre, services, and facilities in the City Centre. 


With regard to school accommodation, both School Boards have 
stated that they have no objection to the proposed development. 


The City Recreation and Parks 
cash-in-lieu of parkland and advise 


streetscape 

prepared in conji 

application. 

The City Public Works Department advises that the applicant 
and the developer of the adjacent subdivision to the east 
(T-85008), Testimony Investments Limited, are to make 
satisfactory arrangements with the City prior to enactment of 
the implementing zoning by-law regarding the dedication of 
land and funding for the construction of the extension of the 
Duke of York Boulevard from Burnhamthorpe Road to Webb 
Drive. 


OO hs eS OVA, ©) ae 


October 24, 1988 


Mississauga Hydro advises that the Electrical Master Plan for 
the Dundas-Fairview District must be adhered to and revised by 
the developer. In addition, Main Electrical Feeder and 
Electrical Master Plan cost-sharing will apply. 


The City Finance Department has indicated that the 
ARI os) Cac Biter od Poteet cecteeen 
to the 1988-1997 Capital Budget and Forecast as adopted by 
City Council and can be accommodated within existing City 
policy governing the financial obligations of developers (see 
Appendix A). 


In addition, there will be certain financial requirements, 
Including the payment of development levies and the Hydro 


agreement with the City, and any other 
agency concerned with the development of the lands. 


The proposed rezoning application is acceptable from a planning 
standpoint and should be approved. 


That the Planning Staff Report dated October 24, 1968, 
recommending approval of the application to amend the 
ware under File 02/62/88(E), Kerbel Group (768953 Ontario 
Limited) (north side of Webb Drive, east of Confederation 
Parkway), sation to site development and landscaping 


plan 
the applicant agreeing to satisfy the financial and 

Sherer anu cere crakotin cos ony other official agency 

concerned with the development of the lands, be adopted. 


RCLI- SECTION 


u/c 


1648 


Y.M.C. A. 


BURNHAMTHORPE 


VACANT 


OFFICE / COMMERCIAL 


RCLI~ SECTION 
1505 


APARTMENT 


iia RM7D5-SECTION 
RM7D5- SECTION 1446 


07 J 


DETACHED DWELLINGS 


LgecTION 1445 


PROPOSED REZONING Fi 
ae | SECTION Ute permit omen er’ Pes i ‘ana 


CITY OF MISSISSAUGA PLANNING & BUILDING DEPARTMENT ae 


CITY CENTRE DISTRICT 
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02/62/88 (E) 


High density residential 

apartment development 

City Centre Planning District 

North side of Webb Drive, east of 
Confederation Parkway 

No change in the 1988-97 Capital Budget 
and Forecast 

1.60 ha (3.95 acres) 

725 Apartments 

1573 

The developer will pay cash-in-lieu of 
parkland dedication to meet the 
requirements of the Planning Act.. 


POTENTIAL 
CREDITS ** 


Re PE SK OPS ays. aS 


Drainage 
Other Services * 


Total - City 
Region 
Hydro 
City Other Services is made up of the 
per capita levies for transit, fire, 


library, recreation and parks, and 
general government. 


Levy credits, if any, will be set out in 
the financial agreement and are subject 
to Council approval. 


Funding is actually allocated only to 
the first year (1988) of the City's ten 
year Capital Budget and Forecast. For 
the years 1989-1997, the funding shown 
is only a recommendation, and is subject 
to annual review and revision. 


This development triggers no immediate 
changes in the City’ en year capital 
Plan for Public Works. 


Several segments of Burnhamthorpe Road 
are to be upgraded or improved during 
the next ten years. In 1997, the road 
segment between Hurontario Street and 
Mavis Road is to be curbed on the north 
side and storm sewer catch basins are to 
be installed at a gross cost of $1.4 
million. 


In 1997, the road segment between 
Cawthra Road and Hurontario Street is to 
be widened and resurfaced at a gross 
cost of $3.0 million. In addition, the 
extension of Confederation Parkway from 
Burnhamthorpe to Highway #403 is planned 
for 1995 and 1996 in the 1988-1997 
Capital Budget at a gross cost of $7.0 
million. 


No major developer emplacements eligible 
for development levy credits are 
included in this application. 


As this particular development pays 
transit development levies to cover the 
capital cost of expansion, it will have 
no significant impact. The closest 
currently available transit service is 
Route 6 (Burnhamthorpe/Credit Woodlands) 
and Route 26 (Burnhamthorpe West). 
There is also rush hour service provided 
by Route 28 (Confederation Parkway). 


Primary Fire protection for this 
development will be provided by Fire 
Station #1 (Hwy. 10 at Fairview Rd.) 
with an estimated average response time 
of 2.9 minutes. 


Library services are available at the 
Mississauga Valley Branch, and will be 
available at the new Central Library in 
the Civic Centre area when it is 
completed. 


No change in the capital plan is 
triggered by this development. 
Residents in this development will have 
access to major facilities at the 
Mississauga Valley Recreation Complex. 


Operating costs for this proposal are 
expected to be normal for a high density 
residential development and will be 
adequately offset by new taxation when 
the property is fully developed and 
assessed. 


All figures relating to parkland 
dedication and development levies are 
approximate and are provided for 
information only. The actual amounts 
will be determined by the appropriate 


city artments at time of final 
processing of th2 application and are 
subject to Council approval. 


Document #4349f/0079£ 
Finance Department, 
September 27, 1988 
MNM/rr: 


; — GLEN 
a~ SCHNARR ASSOCIATES 


September 30, 1988 


City of Mississauga 
Clerk's Department 


300 City Centre Drive DATE SEP 30% 
Mississauga, Ontario | Pse 1988 
L5B 3Cl j PLE N> 4 Th0¢7 
Attention: Mr. T.L. Julian I istea etd 
City Clerk TS DEPARTMENT 


Dear Mr. Julian, 


RE: Draft Plan of Subdivision (21T-88047M) and 
Rezoning Application 
770781 Ontario Limited 
Part Lot 2, Conc. 1, E.H.S. 
t Mississa 


The above-noted subdivision and rezoning applications were 
submitted to the Region of Peel and the City of Mississauga on 
September 21, 1988. 


The objective of the development applications is to permit 
the creation of a unique urban adult retirement community on the 
subject property. 


To this end the draft plan proposes a number of residential 
lots with frontages of 10. s (35 feet). Through our 
discussions with City planni aff we are aware that Council 
for the City of Mississauga has instituted a moratorium on the 
internal circulation and processing of draft plans of subdivison 
with lots having frontages of less than 12.2 metres (40 feet). 


In this regard we would appreciate the opportunity of 
appearing as a delegation before the Planning & Development 
Committee and/or Council to address this matter and to request 
circulation and processing of the above noted development 
applications, 


ROAD WEST. 
ONTARIO LSB 2C2 © (416) 273-7373 
Fax (416) 270-1936 


We look forward to notification of our scheduled delegation, 
Thank you for your assistance in this matter, 


Yours very truly, 


o MLC.ILP, 


c.c. Mr, Jim Lethbr ~ Planning & Development Department 
‘Ms. Joanne ensnetiak 


October 24, 1988 


Chairman and Members of the Community Planning and 
Development Committee 


R. G. B, Edmunds, Commissioner of Planning and Building 


City Council, on August 17, 1988 adopted the following 
recommendation: 


“That the proposed amendments to Zoning By-law 5500 and the 
Development Plan , In accordance with Resolution 
Corporation of the City of Mississauga 
be deferred to a future evening meeting 

Planning and Development Committee.” 


require a minimum lot frontage of 9.75 m (32 ft.); 


Tequire a minimum lot area of 295 m2 (3,175 sq. ft.); 
delete the minimum 2.4 m (8 ft.) side yard distance 
requirement between adjacent dwellings in the R5 
zone and other Special Section zone categories; 


permit a maximum lot coverage of 35%; 
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v) contain a clause which deems all existing buildings, 
land those for which a building permit has been 
Issued, as conforming with the R5 zone. 


THAT the Zoning By-law be amended to require, for all 
lots 12 m (40 ft.) or less in frontage, a maximum lot 
coverage of 35%. 


THAT the Zoning By-law be amended to require for lots 
less than 12 ‘m (40 ft.) In frontage on a block: 


‘a minimum of 1/3 of houses to have no garage projecting 
beyond the second storey; 


‘@ maximum of 1/3 of houses will be permitted to have 
garage projecting 6.4 m (21 ft.) beyond the second storey; 


the balance of the houses to have a maximum garage 
projection of 2.5 m (8 ft.) beyond the second storey. 


THAT unless otherwise required, site development plan 
approval not be required on lands zoned R5, RM2, RLI, 
RL2, RL3, RL4, and RL6, Including special sections and 
the Site Plan Control By-law 1127-85, be amended 
accordingly. 


THAT the Public Works Department, in consultation with 
the Planning and Building Department, study and report 
‘on the use of rear lanes for small lot development. 


(f) THAT the lots held in abeyance by Resolution 433-87 
(September 28, 1987) be released. 


et ee Re Lae. ee re ee 


(g) THAT staff report back in one year regarding the 
maximum lot coverage of 35% and the deletion of site 
development plan approval on lands zoned R5, RM2, RL1, 
RL2, RL3, RL4 and RL6 including special sections.” 


At the public meeting held on August 15, 1988 to consider the 

Pp by-law amendments, members of Planning and 

Development Committee expressed concerns regarding the 
by-law amendments and 

residents of small lots; research the implications of deleting 

site development plan approval; and obtain input from builders 

and developers for information regarding side yard setbacks. 


rts 


ee 


Wallenberg Crescent 


Parkview Boulevard 


Turbridge Road 


Metcalfe Avenue 


these lots are wider than most 
interior lots. A total of 75 


‘The streets were selected for the survey on the basis of 
the following factors: 


and highways; 
RS zone standards; 


no linked 
‘same zoning on both sides of 
standards 


the street; 

minioum side yar ‘of 1.2 m (4 ft.) on one 
side and .61 m 2 ft.) on the other; 

protruding garages; 

maximum lot coverage requirements between 35% - 


as follows (see attached 


Creditview 
Creditview 
Creditview 


Central Erin Mills 


Donegal Drive 
Rushton Crescent 
Halstead Road 


Bertrand Road 
S275 mr frontage) 
1.75 m frontage! 
Chartrand Cres. R5 - Section 1346 
(35% coverage 
9.75 m frontage) 
Hargrove Road R5 - Section 1346 


Wilmar Cres. 


‘ 9.75 m frontage) 
75m 

Osbourne Road R5 — Section 1346 
(35% co’ 


erage 
9.75 m frontage) 


Survey Results 


The survey and complete tabulation of the results are 
contained in the Appendices. The main findings are as 
follows: 


Length of Residence 


Most respondents (43%) had lived in their dwelling 
between a year and a year and a half; followed by: 25% 
who had lived in their residence more than two years; 
16% between one and half and two years, and 16% less 
than | year. 


Previous Dwelling 


Generally, the respondents were not first-time house 
purchasers - 64% had owned their previous dwelling. 
Similarily, a significant proportion, 44%, had previously 
lived In a detached dwelling, 27% in an apartment, 15% 
in a semi-detached dwelling, 13% in a townhouse, and 
1% in a duplex. 


Garages and Driveways 


Most (56%) respondents had a double car garage while 
77% had a driveway width to accommodate two cars 
parked abreast. In many cases, people with a single car 
garage had widened their driveway. 
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‘the other hand, 11% were somewhat dissatisfied and 1% 
were very dissatisfied. 


Appearance 


When requested to identify what they liked about the 
appearance of the houses on the street, the largest 
number of responses (22) had "no comment". Following 
this, the features most liked were the brick (15), design 
variety (13), tress and landscaping (7), colour (5), new 
(4), sameness of design (3). 


When requested to identify what they disliked about the 

of the houses, the largest number of 
responses (24) had “no comment”. Following this, 20 
persons disliked the protruding garages, 9 felt the 
houses were too close together, 6 disliked the small or 
non-existent front window, 5 the small lot size, 4 
persons disliked the general design, 4 the repititious 
design, 4 the lack of mature trees and 3 persons felt the 
houses were too narrow, 


Parking 


While 88% of the respondents indicated they had never 
experienced difficulty in parking their household cars, 
35% did experience difficulty with respect to visitor 
parking. It appears, however, that it is not a major 
problem - 65% of the residents who e: 

difficulty in parking felt it was a problem. 


It is not, however, a frequently experienced problem; of 
those who experienced difficulty in parking, only 15% 
indicated it occurred “most of the time", while another 
15% Indicated they had "often" experienced a problem. 


With respect to car ownership, 77% of the respondents 
owned two or more cars - which most (80%) parked in 
their garage arid/or driveway. 


Side Yards 
A significant proportion (57%) indicated that the width 


of the side yards was unsatisfactory - they were 
prohibited access to the 


eT OR ode CURD POON HE OTR 


per 
4% indicated they would have purchased a narrow house 
‘on the same size lot. 


Drainage 
IE Pian ve sees iPropcetion COM) of cemntents ‘ted 
experienced a drainage 


When asked if they were to purchase a house again, 
either for the same price as thelr present one, or more, 
residents were requested to trade-off between house 
size and lot size. 


When asked if they were to buy a house again, for about 
the same price as their present one, the 
proportion (50%) indicated they would buy about the 
same size house on the same size lot. 


On the other had, only 19% would have purchased a 
smaller house on a larger lot. Although it probably 
would have exceeded the price of their present 
dwelling, 13% indicated they would have bought a 
larger house on a larger lot, with some pointing out 
they would have assumed a larger mortgage. 


When given the opportunity to spend more on a house 
purchase, almost all people indicated they would 
increase the lot size, with sith 48% maintaining the same 
size house as the present one and an equal proportion 
increasing the size of the house as well. Only 4% would 
have maintained the same size lot as their present one, 
and purchased a larger house. 


Purchase Factors 


The most important factors in the respondents decisions 
to purchase their dwelling were price, type of dwelling, 
and location - 77%, 73% and 72% of respondents, 
respectively, considered these factors most important. 
Dwelling size was not considered as important as these 
factors. 


1.2.11 Summary 


The survey suggests that, on the basis of previous 
residents’ attitudes 


size, while, at the same time, about half would 
also increase the dwelling size. 


screening 

through the subdivision 

agreements, but this requirement is now proposed to be 
deleted altogether. 


(garage 

lots. The review and comments 

marginally effective to date for two 

there Is no published standard endorsed 

which would support the comments. 

criteria were not made known to the industry or 
through by-law requirements or published 
guidelines, with the result that builders 

past design practices, pre-sold the 

el galls aig Nectar 


development adjacent to major roads, including houses 
with direct frontage, reversed frontage or flanking 
frontage (where the side yard abuts a major street), and 
houses on service roads adjacent to major streets. The 
site plan control by-law should be amended to include 
these sites, while excluding small lots in general. A 

of design guidelines for these special 
prepared for use by the building industry; after 
generally adopted and implemented by 

requirements for site development plan 

deleted, except for visually prominent lots and other 
unique lots which will require special treatment, 
identified during the processing of draft plans of 


engineer 
more appropriate check than a review by a planner, and 
dispensing with site plan contro! will not increase the 
risk of drainage problems. 


Similarly, the by-law requirements are checked by the 
Zoning Section of the Bullding Division at the time 
bullding permit applications are reviewed, but not at 
the site plan stage. Therefore, removing site plan 
poe will not affect conformity with the zoning 
y-law. 


Effect of Small Lot Site Plan Control on Workload 


Processing site plan applications for small lots requires 
@ significant amount of manpower which could Instead 
be used to reduce the backlog of other work or the 
amount of overtime required to meet the workload of 
the Site plan review of small lots occupies 
Re ee ee oe 
Development Divisions, some supervisory time by 
principal planners. In the Design Division, an urban 
designer spends an average of half a day to a day a 
week on the review of small-lot site plan applications; 
Af the Zoning By-law and Site Plan Control By-law are 
amended as suggested here, this time could probably be 
reduced by about 80% in respect of the site plan 


INPUT FROM BUILDING AND DEVELOPMENT 
INDUSTRY. 


As requested by City Council, attached Is a letter dated 
September 19, 1988 from representatives of Urban 
Development Institute and the Toronto Home Builders 
Association with respect to side yards, garages, site 
plan control and coverage requirements for small lots. 


The results of the survey did not provide a clear indication of 
the resident's opinion regarding the width of side yards; 43 
percent felt they were satisfactory; 57 percent did not. 
Further, and perhaps more Importantly, of those residents who 
were dissatisfied, very few would buy @ narrower house on the 
same size lot; instead, most would purchase a wider lot to 
increase the side yard. Consequently, on the basis of the 
resident's opinions, it appears that the side yard requirements 
for 9.75 m (32 ft.) lots should not be increased. This Is 
supported by the U.D.I. and 1.H.B.A. who suggest that 
increasing side yard setbacks will restrict architectural design 
Possibilities and exacerbrate the problems of garages 
dominating the house facade. 


It may also be argued that given the resident's interest in 
increasing the lot width to achieve wider side yards, 
consideration should be given to increasing the minimum lot 
frontage requirements. This, however, would conflict with the 
majority opinion that, if purchasing a house again, they would 
buy about the same size house on the same size lot. 
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What all of the foregoing suggests, however, is the feeling to 
maintain the current minimum lot size standards of 9.75 m (32 
ft.) and provide for a variety of cholce with respect to side yard 
bel but not by requiring narrower houses on 9.75 m (32 


In this regard, there is no City policy with respect to side yard 
standards for what may be called "moderate" size lots, !.e. lots 
between 11 m (36 ft.) to 15m (50 ft.) In frontage. In many 
cases, the City has permitted, upon the request of builders and 
developers, the same 1.2 m (4 ft.) plus 0.61 m (2 ft.) standard as 
that required for R5 zoned lots. 


In view of the survey respondent's interests in having a wider 
side yard, but not at the expense of house width, the City 
should adopt a policy of requiring minimum 1.2 m (4 ft.) interior 
side yards, both for "moderate" size lots equal to, or 


greater than 11 m (36 ft.) and less than 15 m (50 ft.) in frontage. 


Although a small proportion Sr respondents Sierned concerns 
regarding visitor parking, y drainage, garage 
projections, they were minority opinions which were outweighed 
by the resident's general satisfaction with their dwellings and 
the size of the house relative to lot size. Indeed, it may be 
argued that the recommended maximum lot coverage of 35% 
should be increased in view of the survey response; this would, 
however, detract from the affordability objective. 


RECOMMENDATION: (a) THAT the R5 zone category be amended to: 

1) require a minimum lot frontage of 9.75 m (32 ft.); 

11) require a minimum lot area of 295 m: 3,175 sq. ft.) 

iil) delete the minimum 2.4m (8 ft.) side yard distance 
requirement between adjacent dwellings in the R5 zone 
and other Special Section zone categories; 

iv) permit a maximum lot coverage of 35%; 

v) contain a clause which deems all existing buildings, and 
those for which a building permit has been issued, as 
conforming with the R5 zone. 
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Commissioner of Planning and Bullding 


R. G. B. Edmunds 
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DATE: OCT. 27,1988 


CITY OF MISSISSAUGA PLANNING & BUILDING DEPARTMENT 
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Present Address 


rs 
1 year 


Garage Location (Flush or Protruding) 


Protruding - 100% (75) 
Flush - % 


Garage Size (1, 1 1/2, 2 cars) 
1 car 


11/2 cars 
2 cars 


1 car 
11/2 cars 
2 cars 


Ps 
design, of the houses on your street? 


Vv Somewhat Neutral Somewhat 
Satisfied Satisfied Dissatisfied 


29% (22) 44% (33) 16% (12) 8% (11) 


Ve 
D1 ssatisfi ed 


ma) 


| te th PPO aE ere. 


| 
. 
| 
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(Number of Responses) 
No Comment 


aH SSRN NNUAUIOTN 


Brick 

Design Varity 
Trees & Landscaping 
Colour 


New 
Design Uniformity 
Two storey 


Wide Street 
Aluminum Siding 
Shutters 
Windows 


* own, on your street? 


(Number of Responses) 

No Comment 

Protruding Gai 

Too close Together 

i or Small Front Windows 


Small Lot 
Repititous Design 
No Trees 


Side Yard Finish 
No Visual Contact 
With Street 


wees sesso naseuancdS 


ny Visitors SL (26) Yes 65% (44) No 


Household 12% (4) Yes 88% (66) No 


(a) If Yes - How often? 


Rarel. Sometimes Often Most of Time 
% (2. 70% (17) 18% (14) 15% (4) 


Do you consider it a problem? 65% (19) Yes 
35% (10) No 


1 = 21% (16) 
2 ~ 61% (46) 
3 or more - 16% (12) 


Where do you usually park them overnight? 
Driveway ~ 51% (38) 

Garage and Driveway ~ 20% (15) 
Garage 


~ 29% (22) 


ey ~ 43% (32) Yes 


~ 57% (43) No 


- buy a narrower house on the same size lot - 4% (2) 
- spend about $4,000 per foot more for a wider lot - 62% (29) 
- neither of the above - 34% (16) 
When you purchased vour house, did you know how it would fit on the lot? 


Yes - 64% (48) 
No - 36% (27) 


9. (a) Have vou ever expertenced a drainage problem on your lot? 


30% (22) Yes 
70% (53) No 


(bo) If Yes, Please Explain 


Side Yard 
Basement Leak 
Rear Yard 


10. If vou could have spent more on Your house purchase, what would you have 
purchased? 


~ a larger house on the same size lot - 4% (3) 
a 


~ the same size house on a larger lot ~ 48% (36) 
or 


~ a larger house on a larger lot - 48% (36) 
ir 
~ Rone of the above 


Nn. one aie eatas. 2 Douss-again. for about the same orice as your present 


~ buy a larger house on a smaller lot - 8% (6) 
or 
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~ buy a smaller house on a larger lot = 19% (14) 
~ buy about the same size house on the same size lot - 50% (38) 
- hone of above ~ 22% (17) 


a) House Price 17% (13) 8% (6) 

b) Mortgage Rate 35% (26) 21% (16) 
c) Type of Dwelling 20% (15) 8% (6) 

d) Size of Dwelling 37% (28) 7% (5) 

@) Floor Plan 33% (25) 7% (5) 

f) Location 27% (20) 3% (2) 

9) hat Release 
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September 19, 1968 


Mayor Hazel McCallion 

Members of Council 

City of Mississauga PLANNING & BUILDING DEPARTMENT 
300 City Centre Drive PECEWVED 
Mississau Ontario “ 
ise acl 1 SEP 27 133 


Dear Mayor McCallion and Council Members: 
RE: 32-FOOT LOTS 


In view of the recent deferral of the proposed Rendaests 
By-law 5500 regarding small lot development standards, we would 
like to reiterate the industry's position on the issue. 


In general, the industry is very supportive of the proposal 
which was approved by Council on June 8, 1988. While we would 
naturally have preferred greater flexibility in the small lot 
development standards, we were extremely pleased to have been 
consulted by City staff in their development, and are quite 
prepared to support them in their current form. 


The following represents a review of the industry position on 
the key issues. 
Minimum Side Yard Distances : 
With respect to side-yard setbacks, we have expressed our 
rd setbacks will restrict the 
architectural design possibiliti particularly in conjunction 
with the limits on coverage. For example, increasing side-yard 
setbacks will exacerbate the problem of garages dominating the 
house facade. 


In the past, larger setbacks were sary for drainage 
purpos poses, however, r -yard catchbasins are now being used so 
hat larger setbacks are no longer required. 


We have supported and continue to support the current policy 
that every lot other than a corner lot shall have minimum 
side-yards of 1.2 metres (4 feet) on one side and 0.61 metres (2. 
feet) on the other side. 


There appears to be substantial confusion regarding this aspect 
of the proposal. 


The Planning Department originally proposed that on R5 zone lots 
and other lots with less than 12 metres frontage, that the front 
garage not project more than 1.5 metres beyond the principal 
face of the dvelling and that on any block, at least 30% of the 
dwellings have eae which do not project beyond the principal 
face of the dwelling. We believe that this proposal would not 
resolve the problem of monotonous streetscapes, rather it vould 
result in a different monotonous streetscape. 


In order to provide for some variety in both external and 
internal design the THBA and UDI proposed that a minimum 1/3 of 
houses have no garage projecting beyond the second storey; a 
maximum of 1/3 of the houses be permitted to have a garage 
pcos 6.4 metres beyond the storey; the balance to 
are @ maximum garage projection of 2.5 metres beyond the second 
storey. 


This proposal was accepted by City Council at its June 8th 


meeting. However, in the subsequent notice of public hearing, 
the proposal vas improperly described to read that a saxiaun 1/3 
of houses have no garage projecting beyond the second storey. 
Our suggestion vas that a 1/3 of houses have no garage 
projecting beyond the se storey. 


The THBA and UDI position on garage projections remains the 
same. We continue to support the proposal, as corrected, which 
was endorsed by Council on June 8th. 


Elimination of Site Plan Control 


As an industry, we supported the elimination of site plan 
control based solely on the view 34 
Planning staff that the process was redundant and 
wasteful. According to the staff report of April 6th, 
age the most effective means of ensuring 
is time consuming for both applicants ai 

and does not provide greater control than the other 
control mechanisms in place, which it duplicates. Consequently, 
unless otherwise required for special circumstances, site 
development plan approval should not be required for R5 zoned 
lands and other small lots." 


The proposal calls for a maximum lot coverage of 35%, which 
Council endorsed at its June 8th meeting. 


We vould like to point out that 35% coverage severely restricts 
the architectural design possibilities while having little 
impact on affordability. With 40% coverage we can offer a 
larger, better designed home at a lower price per square foot 
than we can at 35% coverage, thereby giving the consumer far 
greater value. This is because of the relatively high cost of 
land and the high fixed cost of labour and materials. 


we would further point out that the original by-law actually 
provided for 40% coverage but that 45% coverage was the 
effective standard as builders were regularly permitted to 
exceed the by-law under special sections. Perhaps we should be 
experimenting with 40% coverage, strictly enforced, before ve 
implement such a dramatic shift to 35%. 


In conclusion, we would like to thank Council and staff for 
their willingness to accept industry input on this extremely 
important issue. We hope that our comments will assist you in 


your decision-making process. 


In the interests of orderly development, we would urge City 
Council to approve the development standards and lift the 
current freeze so that we can begin to learn from our experience 
in building under the new framevork. 


Yours sincerely, 


UDI (Peel Chapter) 


April 6, 1988 
Chairman and Members of the Community Planning and 
Committee 


R. G. B. Edmunds, Commissioner of Planning and Bullding 
9.75 m (32 ft.) Lots 


Consequently, City Council enacted 
pertaining to the provision of low and moderately priced 
housing, including the following adopted on November 10, 1975: 


‘approval 
was given to the Talka Village site plan, which included 
reduced-lot, detached and semi-detached dwellings, as well as ~ 
traditional 


i 


run 


At about the time the first of those by-laws was enacted, 
February 1979, the next significant event in the evolution of 
lots 


hab b> 


Further, market research indicated that the provision of 
small-lot housing had another benefit: many of the purchasers 
were first-time buyers moving from rental accommodation, 
thereby relieving some pressure on the low vacancy rates for 
apartments. 


This demand for affordable, small-lot detached houses 
eventually spawned a new dwelling form early in 1979 - the 


The by-law did not allow the construction of "links"; 
ly, the Planning Department report “Linked 

May 14, 1979, 

a 


consequent! 

Semi-detached and Row Houses", dated 
concluded that, to facilitate the objective of 
continuous flow of dwellings to satisfy market demand, the 
by-law should be interpreted to allow the construction of linked 
dwellings to continue until a further report was available on: 


8) amendments to the zoning by-laws to clearly define 
semi-detached and row dwellings to require them to be 
attached by substantial above-ground connections; and 


b) revised standards for detached, semi-detached, and 
on-street row houses to permit more economical land-use. 


Subsequently, the report "Revised Definitions and Standards for 
Detached, Sem 


development 
Community and North-North Dixie Community. 
2, Affordability 


Does the approval of 9.75 m (32 ft.) lots automatically mean 
that more affordable housing will be put on the market than 
would be the case if such lot sizes were not approved? This 
begs the questions of what is affordable and affordable to 
whom? 


Affordable housing does not lend itself to precise definition. 
Although certain factors can be quantified - such as housing 
price and average income levels - there are many qualitative 
aspects based on individual housing needs, both real and 
imagined, housing preferences, and perceived value versus 
price, all of which can vary from one consumer to another, to 
make a universally acceptable definition of “affordable” 
virtually impossible. 
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for @ minimum “amenity area” 
recreation of the residents”. 
following minimum requirements: 


55 sq. m( 575 sq. ft.) 
90 sq. m ( 950 sq. ft.) 
110 sq. m (1,200 sq. ft.) 


ft.) deep on a lot 9.75 m (32 ft.) wide is 
which is Insufficient for the three or 
typically built on lots this size. 
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verage where there 
(59 ft.) minimum with 21 m (69 ft.) 
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are usually built to leave only the minimum rear yard, 
‘an average separation close to 15 m (50 ft.). 


of Increasing rear-yard size relative to the size of the 
a A minimum seeecveed depth for lots 

m establishing @ variable minimum rear-yard 
or decreasing the permitted site coverage. 


Increasing rear-yard depth can be effective, though it is 
difficult to justify for small lots when all one cee oat 
zonings require the same minimum dimension; 

often be built with rear facades in a uniform plane which 
produces an uninteresting urban form (a corridor effect 
between the backs of straight rows). 
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right-of-way should be retained, recognizing that 
the street will at times cause traffic movement problems. 


solution and the 8.5 m (27.8 ft.) pavement 


potential problems 


In view of the fi 
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affordable, detached dwellings as an alternative to the 
conventional forms of low-cost, housing in the 
form of freehold and condominium 
semi-detached Consequently, they 

simply as a means of providing 


acceptable 
applicants and City staff, and does not provide greater control 
than the other control mechanisms in place, which It 


duplicates. Consequentl, 
circumstances, site development plan approval should not be 
required for R5 zoned lands and other small lots. 
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a 

rrontage requirement should be Increased from 
9m (29 ft.) to 9.75 m (32 ft.), in accordance with e: 
practice, witha increase in lot area from 275 m: 
(2 960 sq. ft.) to 


tried on an experimental basis. Notwithstanding, the Public 
Works Department does not consider surface storm drainage to 
@ serious enough problem to preclude approval of small lots. 


respect to on-street parking, the Public Works 
has investigated the feasibility of widening the 
width to accommodate two lanes of parking and the 
flow of traffic. It was concluded that the cost, 
servicing impacts resulting from a widened 

did not make it a viable solution. 


RECOMMENDATIONS 1. That the R5 zone category be amended to: 
2) require a minimum lot frontage of 9.75 m (32 ft.) 
b) require # minimum lot area of 295 m? (3 175 sq. ft.); 
c) delete the minimum 2.4m (8 ft.) side yard distance 
requirement between adjacent dwellings in the RS 
zone and other Special Section zone categories; 


) 


7 ( 592 sq. ft.) 


90m2 (969 sq. ft.) 
110 m2 (1 184 8q. ft.) 
140 m2 (1 507 8q. ft.) 


R5 zone lots and other lots with less than 
ft.) frontage that the front garage not 
than 1.5m (5 ft.) beyond the principal 
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ff 


which do not 


‘and that on any block at least 
have 


lings 


approval not be required 
RL2, RL3, RL4, RLS and RL6, Including spec! 
‘and the Site Plan Control By-law 1127-85, 
accordingly. 
3. That the Public Works Department, in consultation with 


the Planning and Building Department, study and report on 
the use of rear lanes for small lot development. 


= 


R. G. B. Edmunds 
Commissioner of Planning and Building 


52768/757 


“That the R5 zone category of By-law 5500 be amended 


to: 
- tei nea alli glen ala 
- minimum interior side yards of 1.2 m (4 ft.) 
Shah case ot enitctartor let, 
permit a maximum lot coverage of 45%.” 
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R. G. B. Edmunds, Commissioner of Planning and Building 


‘Zoning By-law Amendment 
Lot Frontage, Side Yard and Coverage Requirements 


‘Planning and Bullding Department. 
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R. G. B, Edmunds, Commissioner of Planning and Bullding 


Supple: Report 
9.75 m (32 ft.) Lots 


City Council, on May 24, ize feepadered the cateanbee 
and Bullding Department report dated April 6, 1988 
the following recommendation: 


That the report of the Commissioner of Planning 

dated April 6, 1988 with respect to 9.75 m (3 
referred for further consideration to the Community 
and Development meeting scheduled to be held June 6, 1988. 


During consideration of the April 6, 1988 report 
9.75 m (32ft.) lots, and the comments of 
Development Institute and Toronto Home Bullders 
dated May 5, 1988, Community Planning and 
Committee requested a report on the following issues: 


. the feasibility of regulating the number of bedrooms; 
the number of 9.75 m (32 ft.) lots currently “on hold” in 
Mississauga; 
the implementation of the recommendations by the Urban 
Development Institute for a trial period; 
the feasibility of the suggestion 


Institute regarding garage lean igstiane 1isteoe 
forward and'1/3 6 m forward). 
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it would be virtually impossible 
‘a dwelling, and such a by-law Is, therefore, not recommended. 


9.75 m Lots on Hold 


The number of 9.75 m lots which have been placed in a Holding 
(H) zone, or recommended for a "H" zone Js as follows: 


Zoned "H" - 44 
Recommended for "H" zone ~ 2475 


The R5 lots currently zoned H should be removed from the 
Holding zone if the recommendations of this report are adopted. 


Urban Development Institute Comments 


The comments of the Urban Development Institute and Toronto 
Home Bullders Association (see attachment) are addressed in 
the order they appear: 


a) In agreement with the recommendation of Planning and 
Bullding Department; 


b) The 325 m2 (3,500 sq. ft.) lot area recommended by Urban 
Development Institute/Toronto Home Bullders Association 


respond to the 

‘accommodate 

recommended 295m lot area should be viewed as a 

minimum, and because slightly larger lot depths could be 
during the of the plan of subdivision, it 

was agreed in discussions with the Urban Development 

Home Bullders Association 

representati im lot area would remain in 

accordance with the 295 m2 (3,175 sq. ft.) recommendation 

of the Planning and Building Department. 


In agreement with the recommendation of the Planning and 
Building Department; 


At a construction cost of $70.00 per sq. 
difference of $22,600.00. 
scale will 


the comment of Urban Development Institute/Toronto 
Home Bullders Association to delete this recommendation. 


The Toronto Home Bullders Association has proposed the 
following regulations which they feel are a reasonable 
compromise between their objectives and the City's with 
respect to garage projections: 


+ @ minimum of 1/3 houses will have no garage 
projections; 


Small Lote 


‘© maximum of 1/3 of houses will be permitted 
© garage projecting fully le. 6.4 m (21 ft.) 


LR That the R5 zone category be amended to: 


a) 
b) 
ce) 


Tequire a minimum lot frontage of 9.75 m (32 ft.); 
Fequire a minimum lot area of 295 m2 (3,175 sq. ft.); 
delete the minimum 2.4m (8 ft.) side yard distance 
requirement 


between adjacent dwellings in the RS 
Zone and other Special Section zone categories; 


d) permit a maximum lot coverage of 35%; 


e) contain @ clause which deems all existing bulldings, 
‘and those for which a bullding permit has been issued, 
‘88 conforming with the R5 zone. 


That the Zoning By-law be amended to require, for all lots 
Set > Sree tentaps, (8 maximum ‘tot ‘coversge 


That the Zoning By-law be amended to require for lots less 
than 12 m (40 ft.) in frontage on a Block: 


+ @ minimum of 1/3 of houses to have no garage 
projecting beyond the second storey; 


@ maximum of 1/3 of houses will be permitted to have 
@ garage projecting 6.4 m (21 ft.) beyond the second 
storey; 


the balance of the houses to have a maximum garage 
projection of 2.5 m (8 ft.) beyond the second storey. 
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Plan Control Dylow 1zteas" pee accordingly. 


That the Public Works Department, in consultation with 
the Planning and Building Department, study and report on 
the use of rear lanes for small lot development. 


That the holding zone be lifted from all lots zoned H-R5 
R5 zone category is amended. 


R. G. B. Edmunds 
Commissioner of Planning and Building 
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August 25th, 1988 


CHAIRMAN AND MEMBERS OF THE 
COMMUNITY PLANNING AND DEVELOPMENT COMMITTEE 


W. H. Munden, CMA, Commissioner of Finance and Treasurer 
Financial Impact of 9.75m (32 ft.) Lots 


Request for Report No. 202-88 


lots with the 
of 35% of the lot size) 
data on these 


review. This will 
impact of 


At the present time, insufficient data are available on 
32 foot lots with the proposed coverage to conduct a 
financial impact study. 


That a study on the financial impact of small lots be 
deferred to coincide with tle completion of the 

development of the current stock of these lots and the 
pending review by the Planning and Building Department. 


‘issfoner of Finance & Treasurer 


Planning and Development Committee for the City of 


will hold @ public meeting on Monday, October 24, 1988 at 8:30 
Mississauga Civic Centre, 300 City Centre 
consider the recommendations of the 


for the future 
the, Meadowvale 


Village, Planning Districts, the 


5 North 
boundary of which Is shown on the attached map. 
This notice 1s being forwarded to all property 
menting and/or make written or verbal 
in opposition to the study proposals. 
Inquiries may be directed to Ron Miller, telephone 896-5510. 
Y a 


R.G.B. Edmunds 
Commissioner of Planning and Bullding 


Attachment: 
6328a/10 


The Corporation of the City of Mississauga, 200 City Centre Drive, Mississauga, Ontario, LS8 3C1 


October 24, 1988 


Chairman and Members of the Community Planning and 
Development Committee 


R. G. B. Edmunds, Commissioner of Planning and Building 


SUBJECT: Review of Comments 
Meadowvale Village/Derry Study 


mm 


Planning and Building Department 
Attached under separate cover Is a copy of the Meadowvale 


Village/Derry Study and a report dealing with the comments 
received on it. 


date. 


the east, 
combination of Creditview Ri 
Industrial and 


ite amendments will be required for 
North Business Park Secondary Plans, 


The Meadowvale Village/Derry Study was prepared in 
to development 
of land-use 


Opportunities provi 
development of a ur 


That a Secondary Plan be prepared for the area bounded by 
Fletcher's Creek, Highway 401, the combination of Creditview 
Road and the between industrial and residential uses, 
and the City boundary/Parkway Belt West/Highway 407 
corridor, based on the Tecommendations of the Meadowvale 
Village/Derry Study dated February, 1988 and the following 
recommendations: 


lL That the Residential Estate II designation west of Levi's 
Creek be extended southerly to Derry Road 
shown on Map 1 — 
Recommended Land Use Plan in the report dated 
October 24, 1988 from the Commissioner of Planning and 
ilding; and that the exact location be determined 
during the Processing of a plan of subdivision. 


That the polic: 
designa 


That the Convenience Commercial designation on 
Creditview Road be relocated southerly to the 
Intersection with Derry Road West. 


That the Derry Secondary Plan and the new Meadowvale 

Village Secondary Plan include a Policy with reference to 

the Derrydale Golf Course to the effect that If the golf 

course is redeveloped the adjoining land-use designation 

will apply without further amendment to the Secondary 
lan. 


au ~_< 


5 That the Meadowvale Village Secondary Plan be amended 
to incorporate design guidelines to be implemented as 
design parameters in subdivision agreements. 


That the new Meadowvale Village Secondary Plan 
contain appropriate policies requiring the development 
of the following lands to be subject to the approval of 
the Meadowvale Village District Heritage Conservation 
District Review Committee: 


Mavis Road extension and the Credit River, including 
the provision of special parks as entrance features to 
the village. 


That certain lands near Mavis Road and realigned Derry 
Road West be redesignated from Estate Residential I to 
Estate Residential Il as shown on Map | in the report 
“Review ‘of Comments - Meadowvale Village/Derry 
Study" dated October 24, 1988. 


ag Oy TR et ly 


That lots adjacent to Highways 401 and 407, realigned 


Derry Road West, Mavis Ri McLaughlin Road, and the 
C.P.R. tracks be permitted a minimum frontage of 15 m 
(50 ft.) and a minimum area of 696 m2 (7,500 sq. ft.). 


That the new Meadowvale Village Secondary Plan 
contain the following policy with respect to the 
interpretation of Estate Residential I and II densities: 


"Minor variations in the maximum density may be 
allowed as long as it does not alter the intent of the 
policies.” 


That low density townhouse development, not exceeding 
25 units per net ha (10 units per net acre) be allowed in 
Special Policy Areas subject to policies to ensure high 
quality development commensurate with the estate lot 
development of surrounding lands. 


That the new Meadowvale Village Secondary Plan 
provide for a road connection between McLaughlin Road 
and Mavis Road, south of the northerly City boundary. 


That the residential and industrial land-use policies of 
the new Meadowvale Village Secondary Plan provide for 
land development with full municipal services. 


That a fire station be designated in the New Meadowvale 
Village Secondary Plan. 


That neighbourhood parks be designated adjacent to 
school sites in the new Meadowvale Secondary 
Plan, and the concept of passive open space in the form 
of village commons be endorsed and reflected in the 
Preparation of development and subdivision plans. 


That the proposed school sites north and south of Derry 
Road West be designated as Public School Site and 
Separate School Site, respectively. 


That the new Meadowvale Village Secondary Plan include 
the following statement: 


That the intersection of Courtney Park Drive and Mavis 
Road be relocated northerly to permit signalization, 


That the land east of Mavis Road, north of Courtnery 
Park Drive retain the Prestige Industrial designation. 


That the Estate Residential policies allow special 
housing, Including group homes, and housing for the 
elderly, including a home for the aged. 


That the new Meadowvale Village Secondary Plan 
incorporate the plans and policies of the Meadowvale 
Village Secondary Plan, 


That the appropriate amendments be made to the 
Primary Plan, the Derry Secondary Plan, and the 
Meadowvale North Business Park Secondary Plan to 
implement the recommendations of the Meadowvale 
Village/Derry Study and the recommendations of the 
Teport, “Review a hea re etic 
Village/Derry Study" dated tober 24, from the 
of Planning and Building. 


Commissioner of Planning and Building 
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REVIEW OF COMMENTS 
MEADOWVALE VILLAGE/DERRY STUDY 
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MEADOWVALE VILLAGE/DERRY STUDY 
REVIEW OF COMMENTS 


The Meadowvale Village/Derry Study reviews the city structure in terms of the 
boundaries of the Meadowvale North Business Park, Meadowvale Village and Derry 
Planning Districts; proposes a land-use plan for the study area and develops residential 
estate lot standards and policies. The need for this review stems from development 
Pressures within the study area and the absence of land use policies for evaluating 
development applications. 


issues, and 

land-use Subsequently, in February, 

Meadowvale Village/Derry Study was completed and circulated for hg to 

area. At 

public displays were held between March | to March 3, 1988, 

Inclusive, to explain the study recommendations and further solicit the comments of 

residents and landowners. On April 12, 1988, a public meeting was held, to which all 

residents and landowners were invited, at which time staff of the Planning and Bullding 
Department discussed the comments received to date. 


between industrial and residential uses 

on the west, and the City boundary/Parkway Belt West/Highway 407 corridor on the 

It will incorporate the plans and policies of the existing Meadowvale Village 

Secondary Plan. (For purposes of this report, this secondary plan is referred to as the 

new Meadowvale Village Secondary Plan). In addition, appropriate amendments will be 
required for the Derry and Meadowvale North Business Park Secondary Plans. 


2,_Land Use 
2.1_Industrial/Residential Land Use Boundaries 
2.1.1 East Boundary 
Comment 
The following residents, who live between the Mavis Road extension and Fletchers 


Creek, are opposed to the development east of Mavis Road for residential purposes and, 
instead, have expressed support for industrial/commercial development: 


‘ecommended Land Use Plan 
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residents’ objections are primarily due to the noise impact from aircraft as well 

as traffic and the sultability of the road system for industrial development. 
On the other hand, the Meadowvale Residents’ Association and the Meadowvale 
District Review Committee support the study 
development of the lands between Mavis Road and 


tions, including residential 
Fletcher's Creek. In addition, the following developers have expressed support for 
residential development of the lands between Mavis Road and Fletcher's Creek: 


Padele 
377812 Ontario Ltd.; 
High Tec Pet Products/Best Systems. 


The retention of Fletchers Creek as the boundary between industrial and residential 
uses was based upon the following considerations: 


use of the valley as a natural buffer; 
extensive separation of Meadowvale Village from industrial uses; 
impact of additional industrial development in this area on the transportation system. 


With respect to the residents’ concerns regarding aircraft and traffic noise, this area 
is between 30-35 NEP, an area in which the Official Plan permits residential development 
subject to nolse insulation, adequate ventilation and the registration of noise warnings on 
title. These measures, as well as additional traffic nolse abatement measures would be 
implemented during the processing of the development applications. 


In view of the above, the proposed residential designation of the land between Mavis 
Road and Fletcher's Creek should be retained; no recommendation Is required. 


Comment - Markborough Properties Ltd. eg 


The west boundary between industrial and residential uses was recommended by the 
Meadowvale Village/Derry Road Study to be expanded to coincide with a woodlot which 
would serve as a natural buffer between the residential and industrial uses. 


Markborough Properties Ltd. requested that the residential designation be extended 
southerly to the realigned Derry Road West to provide a direct and formal entrance to 
their estate residential development rather than having such access through the business 


The request by Markborough Properties Ltd. will provide a more cohesive residential 
estate development, separate residential and industrial traffic and should be supported. 
The exact location of the boundary should be determined during the processing of a draft 
plan of subdivision. 


Recommendation I 
That the Residential Estate II designation west of Levi's Creek be extended southerly 
to Derry Road West, as shown on Map I - Proposed Modifications Recommended Land Use 


Plan, and that the exact location be determined during the processing of a plan of 
subdivision. 


2.2.1 Comment ~ Padele Investments Ltd, and 377812 Ontario Ltd. 


R.E. Winter and Associates Ltd., consultants on behalf of Padele Investments Ltd. 
and 377812 Ontario Ltd, in a letter dated March 25, 1988, requested the lands designated 
"Convenience Commercial” at the north-west corner of McLaughlin Road and Derry Road 
be redegignated elgmouhood Commercial” to permit a commercial centre of 
5,110 m4 — 5,574 m2 (55,000 - 60,000 sq. ft.) gross leasable area. 


West 
about 
Response 


The study proposes three convenience commercial centres to serve the convenience 
shopping needs of the future residents. As such, It is 9 policy pf the study thet 
convenience centres should generally not exceed a GLA of 930 m* (10,000 sq. ft). 
Consideration could be given to allowing development up to 1,800 m2 (19,400 sq. ft.) 
subject to it being satisfactorily demonstrated that the proposal is feasible and 
appropriate in terms of market, traffic, Impact on other retail commercial facilities and 
compatibility with surrounding land use. 


In view of the foregoing, and in the absence of a market study and other planning 
rationale to support the neighbourhood commercial centre, the request should be denied. 
No recommendation is required. 


2.2.2 Comment - Esso Petroleum Canada 


Esso Petroleum Canada, owner of land on the north-west corner of Derry Road West 
and McLaughlin Road, in a letter dated March 4, 1988, requested confirmation that the 
uses permitted by the existing AC zoning of the property will remain unchanged, 
notwithstanding the Convenience Commercial designation of the lands. 


Response 


The intent of the Convenience Commercial designation was to permit convenience retail 
commercial uses in conjunction with a service station. It is not the intent of the study to 
prohibit a service station at this location, but rather to integrate it with a retail 
commercial development in accordance with the recommendations of the draft report, 
“Policy Directions for Gasoline Dispensing and Automobile Service Uses" dated August 2, 
1988. 


That the policy regarding the Convenience Commercial designation at the north-west 
corner of Derry Road West and McLaughlin Road be amended to indicate that an 
automobile service station is a permitted use and should be integrated with the retail 
commercial development. 


2.2.3 Comment - Markborough Properties Ltd. 
Properties Ltd., in their letter dated March 30, 1988, have requested 


Markborough 
that the Convenience Commercial designation at Creditview Road, north of resligned 
Derry Road West be moved southerly to abut Derry Road West. 


location of the Convenience Commercial designation is conceptual; its relocation 
Road West would be at the entrance of the estate residential neighbourhood and 


That the Convenience Commercial designation on Creditview Road be relocated 
southerly to the intersection with Derry Road West. 


2.2.4 Comment - B, and M, Olesen 


B. and M. Olesen, owners of land at the north-east corner of Creditview Road and 
Derry Road West, have commented in a letter dated March 30, 1988, that they feel their 
property "would be able to be linked with the commercially designated property owned by 


ugh just to the west of us.” 
Response 


Due to the realignment of Creditview Road and Derry Road West, the Olesen 
property will only have frontage on a local road - old Derry Road - which renders the land 
somewhat unsuitable for commercial development. On the other hand, the property 
overlooks the floodplain of Levi's Creek and the Credit River which should be taken 
advantage of as a basis for estate residential development. The Olesen property should 
remain designated Estate Residential II. No recommendation is required. 


2.2.5 Comment - Raff Baldesarra 


Raff Baldesarra, in an undated letter, has requested that a small convenience 
commercial site be located “central to our area" (i.e, Meadowvale Village proper) “for 
more pedestrian traffic and less vehicular internal traffic, to make the community more 
personal and alive". 


Consideration of land uses within Meadowvale Village proper was beyond the scope of 
the study. The Meadowvale Village Secondary Plan designates lands on the south side of 
Derry Road West, west of Second Line as "Village Commercial Centre" to permit a small 
grocery store and an automobile service station. It is felt that this designation is 
sufficient for the needs of the residents of the Village and surrounding area. No 
recommendation is required. 


Rogers and Associates Ltd, consultants, on behalf of P. Civiero, have requested 
in a letter dated April 8, 1988, a commercial designation at the north-east quadrant of 
Mavis Road extension and realigned Derry Road West for the following reasons: 


central location; 

physically separated from the lands designated Estate Residential I by Mavis Road; 
to serve the needs of motorists on Mavis Road and Derry Road West (realigned); 
to serve as an “activity hub” for the community; 


to serve as a “marketing tool" to emphasize and promote the historical significance 
of the Village and re-inforce the Village identity. 


For similar reasons, Planning Development Services, consultants on behalf of Horvath 
Properties Ltd., in a letter dated March 23, 1988, also requested a commercial designation 
at the north-west corner of realigned Derry Road West and Mavis Road extension. 


During preparation of the study, consideration was given to the possible commercial 
development of these lands for some of the reasons previously mentioned. At the same 
time, however, it was felt that the commercial development of these lands may detract 
from the nearby Estate Residential I development, even though they are separated by the 
Mavis Road extension, and/or Derry Road West. The access restrictions at this major 
intersection would limit design flexibility, making it difficult to integrate the centre with 
the surrounding streetscape. In addition, a preliminary market analysis suggested a 
potential for only three convenience centres with a gross leasable area of approximately 
2 790 mé (30,000 sq. ft.). 


Nonetheless, there is still merit to both of the submissions, and the following 
proposed policy of the study could permit a commercial development at this corner: 


"Convenience Centres are designated as “possible” sites on the Land Use Plan, 
which may be moved, added to or deleted subject to, among other matters, a market 
feasibility and impact study (where a site is being added), compatibility with the 
surrounding land uses, traffic impact, and a suitable design including adequate 
screening, buffering, sufficient parking, and acceptable access arrangements and 
signage. In no event, however, shall a convenience centre be located in the area 
designated Estate Residential I.” 


Finally, it should also be noted that the design of the Derry Road West and Mavis 
Road intersection may render one or both of these quadrants undesirable or unusable for 
commercial development. Consequently, the exact intersection design should be resolved 
prior to considering commercial development at this location. At that time, if additional 
commercial development is to be proposed, it must be supported to the satisfaction of the 
City by a comprehensive market feasibility and impact study. 


In view of the foregoing, no recommendation is required. 


Mr. J. Holmes, President, Derrydale Golf Course, in a letter dated March 8, 1988, 


that the residential estate lot boundaries be extended easterly to the Fletchers Creek 
flood plain to include lands owned by Derrydale Golf Course and currently designated 
‘as Open Space in the Derry Secondary Plan; 


that Derrydale Golf Course lands east of the Fletchers Creek flood plain currently 
designated Open Space, be redesignated Prestige Industrial; 


that Derrydale Golf Course lands with frontage along Hurontarlo Street be considered 
for an Intermediate Office Centre consistent with lands on Hurontario Street to the 
south of Derry Road West. 


development occurs, 
the adjoining land use designations. Consequently, they have requested appropriate 
pees to provide this flexibility and thereby alleviate the need for a future Official Plan 
mendment. 


Since the Open Space designation is intended to recognize the existing golf course 
use, the request is reasonable. It Is suggested, however, that the lands retain their open 
space designation, but with a policy statement to the effect that, in the event of 
redevelopment, the Immediately adjoining land use designation will apply, without the 
need for an Official Plan Amendment. 


Recommendation 4 


That the Derry Secondary Plan and the new Meadowvale Village Secondary Plan 
include a policy with reference to the Derrydale Golf Course to the effect that if the 
golf course is redeveloped, the adjoining land-use designation will apply without further 
‘amendment to the Secondary Plan. 


2.3.2 Comment - Markborough Properties Ltd. 


Markborough Properties Ltd., in their letter of March 30, 1988, indicate that, with 
respect to the intent to preserve a major woodlot west of Levi Creek by designating it 
open space, they propose to incorporate a small neighbourhood park in the woodlot and to 
retain a portion of the wooded areas in the side and rear yards of some larger lots. They 
also point out that Markborough Properties Ltd. have already dedicated parkland for the 
Meadowvale Sports Park which Is relevant to this proposed residential area. 


Response 


The woodlot is designated in the Meadowvale North Business Park Secondary Plan as 
“Environmental Policy Area A". Land in this category exhibits lesser environmental 
significance and/or ecological sensitivity than do Environmental Protection Areas, but 
which have considerable potential for recreation and urban design. It is a policy that 
requires proposals for development within or adjacent to a woodlot to be accompanied by 
an Environmental Assessment Report describing existing natural forest conditions and 
defining environmental impacts that may result from such pi 
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it Report, together with the subdivision layout, will be available. No 
recommendation is required. 


2.3.3 Comment - P. Civiero/G. Wimpey of Canada Ltd./Frank Baldesarra/ 
Sun West Homes Ltd. 


John Rogers and Associates, on behalf of Peter Civiero, George Wimpey of Canada 
Ltd., Frank Baldesarra, and Sun West Homes Ltd. questions the ‘appropriateness and 
administrative procedures of requiring a parkland dedication based on | ha/1000 (2.5 
ac/1000) residents. They believe it would be more appropriate to retain the existing 
standard based on the number of units generated rather than the number of residents 
expected. 


Response 


The existing city standard for the provision of Neighbourhood and District parkland, 
as specified in the Primary Plan, is | ha per 1000 population (2.5 acres per 1000 
population). No change from the existing requirement is contemplated and, therefore, no 
recommendation Is required. 


East Woodbridge Developments Ltd., in a letter dated April 19, 1988, suggest that the 
intersection of Courtney Park Drive and Mavis Road be as close as possible with the Hwy 
401/Mavis Road interchange and, further, that Courtney Park Drive, west of McLaughlin 
Road have its alignment as close as possible with Hwy. 401. It is their contention that the 
smaller area created between Courtney Park Drive and Hwy 401 would restrict the 
industrial uses to high quality. 


Response 


The intersection of Courtney Park Drive and Mavis Road shown on Map 12 - 
Recommended Development Concept in the study is as close to Hwy 401 as traffic 
engineering principles will allow. The exact alignment of Courtney Park Drive, west of 
McLaughlin Road will be determined during the processing of a draft plan of subdivision. 
Further, and irrespective of the foregoing, large parcels of land are usually required to 
achieve high quality, prestige industrial development, particularly for corporate offices. 
No sepmmeraation is required. (See comments from the Region of Peel regarding this 
matter) 


It is common practice, during the processing of draft plans of subdivision, to provide 
development or redevelopment of abutting lands through the road pattern 
This matter is best dealt with during the processing of the plan of 

no recommendation is required. 


‘on the Second Line West, has commented that the 
street extending over her property, which she is about 


Concept illustrated on Map 12 of the study is conceptual, intended 

‘development principles and does not identify the specific location 

be determined during the processing of the draft plans of 

subdivision. The City not propose new roads without the landowner's agreement or 
tion. No recommendation is required, 


J. Rogers and Associates, on behalf of P. Civiero, George Wimpey of Canada Ltd., 
Frank Baldesara and Sun West Homes Ltd. expressed concerns regarding the manner by 
which design guidelines are to be implemented. 


In this regard, the study states that design guidelines regarding architecture, colour 
and materials, streetscape, landscaping, etc. are to be submitted to the City for approval 
prior to registration of the draft plan of subdivision. J. Rogers indicated that since most 
developers are not builders, detailed house designs are rarely finalized prior to 
registration of the subdivision plan. Further, flexibility should be provided for those 
individuals that acquire a lot from a developer with the intention of providing their own 
house design, He has suggested that design criteria and parameters be incorporated in the 
appropriate Secondary Plans, which would have to be addressed during the site plan 
approval process. : 


Similarly, Markborough Properties Ltd. have indicated that design guidelines should 
not be a formal requirement for approval of a plan of subdivision, especially since site 


plan approval is already a requirement. Further, they point out that any streetscape plans 
are already a requirement of engineering design submissions. 


Response 


Except for infill development within the Meadowvale Heritage Conservation District 
and abutting lands, it is not the intention of the study to require site plan approval for 
residential development in the study area. 


Although the Secondary Plans pieia Include design guidelines, their implementation, 
through the site plan review process, is onerous and, in view of the anticipated expense of 
the dwelling, unnecessary. It is not the intention of the City that the guidelines would 
strictly control architectural design and siting of the buildings, but would instead take the 
form of basic parameters within which individual builders may work. These would be 
Implemented through the Subdivision Agreement and Zoning By-law (regarding setbacks) 
during the processing of the plans of subdivision. 


It ts believed this would provide sufficient scope for the completion of detailed house 
designs after a subdivision plan is registered; flexibility for individuals who wish to 
provide their own house design; and protect the interests of the City, developers, builders 
ected future residents to Implement some form of design control, without the need for site 


Recommendation 5 


That the Meadowvale Village Secondary Plan be amended to incorporate design 
guidelines to be implemented as design parameters in subdivision agreements. 


4.2.2 Comment — Meadowvale Village Heritage Conservation District Review 
Committee 
The Meadowvale Village Heritage Conservation District Review Committee, in a 
letter dated March 31, 1988, requests that under Section 7.2.2. Residential Development, 


the Committee approval requirement be extended to include not only residential 
properties abutting existing Village dwellings, but also: 


- streetscape - both sides of adjacent streets abutting Village properties; 


- properties on both sides of Second Line West to the north and south of Derry Road 
West ,within the study area; 


‘on both sides of Derry Road West from Mavis Road westerly to the Credit 
ver, including the provision of special parks as entrance features to the Village. 


Response 


One of the primary objectives of the study Is to minimize the impact of development 

the Meadowvale Village Heritage District. The lands M.V.H.C.D.R.C. are concerned 

ith, although they are not within the Village proper, are visually or functionally related 

it, elther because they abut lands within the Village, or are at entrances to it. 
Consequently, the request of M.V.H.C.D.R.C. should be supported. 


That the new Meadowvale Village Secondary Plan contain appropriate policies 
requiring the development of the following lands to be subject to the approval of the 
Meadowvale Village District Heritage Conservation District Review Committee: 


- streetscapes for streets abutting Village properties; 

- properties on both sides of Second Line West; 

- properties on both sides of Derry Road West between Mavis Road extension and the 
eee River, including the provision of special parks as entrance features to the 


4,0 Lot Size and Density 
4,1 Estate Residential I 
41.1 Comments ~ Horvath Properties Ltd. 


Planning and Development Services, on behalf of Horvath Properties Ltd., owner of 
land north of Derry Road West, east of Second Line West, suggest the lot requirements for 
the Estate Residential I designation are inappropriate in view of the following: 


. hard services are available to service the lands at urban densities; 
- the cost of providing these services; 
* the development cost of servicing the large lots; 

the ultimate cost of the dwellings; 

impact on land values and increased residential taxes; 


the unsuitability of the lands for estate-lot development due to their flat 
topography; 


° the limited market for estate-type dwellings. 


Consequently, in view of the foregoing, they have suggested that the land use policies 
for the land adjacent to the Heritage District permit one row of lots with frontages of 
23m (75 ft) and areas of 1380 sq. m. (14,854 sq. ft. or .3 ac). The remaining lands would 
be developed with lot frontages and areas of 15m (50 ft.) and 615 m? (6,620), to a 
maximum average density of 11 units per net ha (4.5 units per acre). 


4.1.2 Comment — P Civiero 


John Rogers and Associates Ltd. on behalf of P. Civiero, owner of land on the east 
side of Second Line West, south of the City boundary requests that the portion of his 
client's holdings south of realigned Derry Road West be redesignated from Estate 
Residential I to Estate Residential II. This request is submitted on the basis that their 
client's lands are about 600m (2,000 ft.) from the intersection of Second Line West and 
Derry Road West; thus, it is their opinion that this distance is such that the development 
of their client's property will not have any impact on the Village. In addition, they 
indicate that a large portion of the land abuts realigned Derry Road West and will be 
negatively impacted by this noise source. 


G.W. Treanor suggests that the Residential Estate I density of 5 units per ha (2 units 
per acre) should only apply to the land which abuts the Village proper with the remaining 
land at 10 units per ha (4 units per acre). 


Comment - Mr, 8, Kurtz 


Mr, 8. Kurtz, owner of land on the east side of Second Line West; south of Derry 
Road West realignment suggests that his and surrounding land be developed for lots with 
frontage of 15 - 18m (50 to 60 ft.) due to the fact that these lands are sufficiently 
removed from Meadowvale Village, and the negative impact of Mavis Road and Derry 
Road West. 


Comment - East Woodbridge Developments Ltd. 


East Woodbridge Developments Ltd., owner of land on the east side of Second Line 
West, north and south of Fletcher's Creek suggest that 30m (100 ft.) frontage lots should 
abut similar lots around the existing Village. Beyond the existing built up area, they 
Suggest that the necessity for such lot frontages is lesser and, in some degree, not 
necessary. They indicate that the market potential for these lots is small and, therefore, 
their number should be limited. Finally, they suggest that lots abutting Fletcher's Creek 
should average 24m (80 ft.) in frontage, in keeping with the spirit of the study. 

1 


Response 


The proposed Estate Residential I land use policies, and the determination of the land 
to which they would apply, was based largely on the following objectives: 


a to preserve the identity of Meadowvale Village by reducing the impact of urban 

t on the surrounding rural landscape. The objective is not to 

achieve compatibility of lot size with those of Meadowvale Village, but rather 

to minimize the effect of urban development on the rural character of the area 

and assist in preserving the Village identity by ensuring it is not enveloped by 
urban development; 


to take advantage of natural features as a basis for estate lot development to 
achieve the above objective; 


to create a unique residential environment not found in the City; 
to recognize residents’ development interests; 
to utilize Derry Road West and Mavis Road to delineate the area of greatest 
concern - i.e. the lands immediately surrounding the Village which were 
subsequently designated Estate Residential I. 

In response to the comments received, the following should be considered: 

* certain portions of Estate Residential I lands are quite distant from the Village 
such that their development would visually have little impact on the rural 


landscape surrounding the Village. Indeed, there are some lands closer to the 
Village which are designated Estate Residential Il; 
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not only are some Estate Residential I lands well removed from the Village, 
they are also flat and lack any topographic basis for estate lot development; 


Mavis Road and Derry Road West would have a considerable negative impact on 
estate lot development; 


to a certain extent, and objectives of the 
revised 


Recommendation 7 , 


That certain land near Mavis Road and realigned Derry Road West be redesignated 
from Estate Residential I to Estate Residential Il, as shown on Map | of this report. . 


linters and Associates, on behalf of High Tech Pet Products/Best Systems 

Investments Ltd. suggested higher residential density provisions 

Considered, such as those contained in the East Credit and Hurontario Secondary 
This request is based on the following factors: 


- property located about 1.6 km (i mile) from Meadowvale Village; 

- well served by Provincial, Regional and local roads; 

- full municipal services are available; 

~ flat topography and free of trees 
Response 

The request for typical urban densities is not shared by other developers in this area - 
among others, the Diblasio Group and Everlast Construction have indicated they are in 
agreement with the study proposals. 4 
unique renigartal Aree fr" the last remaining Meso asus tt £0 create 


evelopment plan has not been prepared. The request by R.E. Winters is contrary to the 
interest of this objective and no recommendation is required. 


lesidential II designations; 
in the minimum lot size 
(9,000 sq. ft.) to 555m 


Since the Estate Residen TI designation permits an average density of 10 units per 
ha (4 lots per acre), the a3sm? (3,000 8q. ft.) lots adjacent to major roads are not much 
smaller id be consequently, it is inconsistent that this 

Residential designations. Instead, it is 
Residential TI designation, the lots adjacent to major 
696m? (7,500 sq. ft.); this will provide a depth of 45m (150 
ft.) and frontage of 15m (50 ft.). 


Further, it has been noted it the CRR tracks and McLaughlin Road ould also be 
considered aa areas where 636mz (1-500 eq, 10) love en Me sauanlin re 


Recommendation § 


That lots adjacent to Highways 401 and 407, realigned Derry Road West, Mavis Road, 
McLaughlin Road, and the C.P.R. tracks be permitted a minimum frontage of 15 m (50 fr) 
and a minimum area of 696 m2 (7,500 sq. ft.). 


Markborough Properties Ltd. requested the following: 
* that 835m2 (9,000 sq. ft.) lots be permitted adjacent to the CPR (this was previously 
addressed, above); 


that the maximum density of 10 units per ha (4 units per acre) not be interpreted as a 
rigid maximum - some flexibility to exceed this number should be appropriate with 
well designed concept plans; 


that, to assist the development of a village character, and provide some variety of 
housing form, two areas be permitted to develop with a very high quality form of 

such as family cluster homes or townhouses with a net density of about 
25 units per net ha (10 units per acre). One of these areas would be focussed on the 
convenience commercial area. 


Response 


clear how much flexibility to exceed the maximum density Is requested; 
however, at the same time it is also agreed that the density should not be considered an 
not permit even a fractional excess on an otherwise 


The in Section 6 of the study are referred to as “approximate” 
numbers. Other City secondary plans include the following statement for dealing with 


With respect to the request for multiple-family development, staff agree that there 

is some merit in providing alternative housing to assist in providing urban form in the 
‘to various controls to ensure that they are of 

low density of 20 - 25 units per ha (8 to 10 units per acre). 


allow small lot detached and semi-detached 
this context, only townhouses should be permitted, 
subject to various policies to ensure high quality, prestige development in a village 


! 
i 


the new Meadowvale Village Secondary Plan contain the following policy with 
Estate Residential I and II densities: 


i 
| 


m density may be allowed as long as it does not alter 


That low density townhouse development, not exceeding 25 units per net ha (10 units 
per net acre), be allowed in Special Policy Areas, subject to policies to ensure high quality 
development commensurate with the estate lot development of surrounding lands. 


The Economic Development Department, in a memorandum dated April 7, 1988 
expressed concerns about the proposed redesignation of industrial land to estate 
residential uses. They suggest that the lands being recommended for redesignation from 
industrial to residential uses in the Meadowvale Village/Derry Study have excellent 
location factors for prestige industrial and office development: exposure to Highway 401; 
access to future highway interchanges at Mavis Road/Highway 401 and Mississauga 
Road/Highway 407; and natural amenities provided by the greenbelt areas of the Fletchers 
Creek and Levi's Creek. The major drawbacks for residential development in this area 
‘are noise from highway and road traffic as well as aircraft. It is suggested that the 
natural separation provided by the Fletchers and Levi's Creeks acts as a better buffer 
between industrial and residential development than a highway or major road. 
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Further, the Economic Development Office indicates that, considering a goal of the a 
pfficial Plan is to achieve a balance between employment and housing opportunities, the 
Economic Development Office does not support any further redesignation of inductriat . 
lands to residential. “7. > 


Response 


While it Is acknowledged that Fletchers Creek and Levi's Creek provide a suitable 

advantage o! natural amenities o! greenbelt area, overriding objective o! 
the study is, however, to develop an environment conducive to the development of eveace 
(rndential uses and thereby reduce the impact of urban development on Meadowcele 
Village. 


With respect to the balance of employment and housing opportunities, the 1987 
Employment Study has indicated that the employment opportunities in the City exceeds 
the resident labour U phaec bet trreoracal the eemenen of desire 
residential use proposed study reduce employment y approximately 

provide about 20-060 nee aary Plan, subsequent to the adoption of the Official Plan, 

more opportunit 


that 
intersect. This would permit bus passenger transfers at the intersection and provide 
‘another access to the Conservation area. 


Although the detailed comments on Toad network are best dealt with during the 
development of overall development plans and subdivision plans, they do touch on some 


The circuitous route of Courtney Park Drive, west of Mavis Road, is intended to 

discourage industrial traffic from going through the residential area. Similarly an 

development principal of the study Is to prohibit the use of Second Line West 

for through traffic; thus it is important that Second Line West not intersect with 
realigned Derry Road West. 


A connector road should be provided between Mavis Road and McLaughlin Road. 


That the new Meadowvale Village Secondary Plan provid’ for a road connection 
between McLaughlin Road and Mavis Road, south of the northerly City boundary. 


5.3 Eire Department 


The Fire Department has recommended a fire station within this area and have 
requested that the study recognize a site in the Mavis Road and Courtney Park Drive area. 


Response 


A fire station site should be designated in the new Meadowvale Village Secondary 
Plan after the exact location has been identified. 


Recommendation 12 


That the residential and industrial land use policies of the new Meadowvale Village 
Secondary Plan provide for land development with full muncipal services. 


Recommendation 13 
That a fire station be designated in the new Meadowvale Village Secondary Plan. 
5.4 Recreation and Parks Department 


| 
~The Recreation and Parks Department, in a memorandum dated June 29, 1988, notes 
that based upon the expected population, two to three neighbourhood parks are required 
for active sports facilities, which should be located adjacent to the school sites. 


The Recreation and Parks Department has no objection to providing additional 
sie eee TD Hg eg dlp ed ll but 
further examination. They do, however, object to se peopoeed cul fees 


require a high level of service and 
provided, they would have to be privately maintained and not credited towards the 


the Development Concept and Section 
oo largely be passive in nature, active 
ich abut the school sites. These parks 
Sreasleetuetitied in theiseeerdary lene 


Wich jepepsek wtailthe (praising sates banal pci land as ipaeelye cen specs; in the 
form of “common areas", they should be further examined during the processing o! 
development applications but endorsed, in principal, by this study. 


Depending on the size of the cul-de-sac islands, it may not be desirable that they be 
credited towards the parkland dedication requirement. This concept requires further 
examination. . 


a. 


be designated adjacent to school sites in the new 
open space in the form of 
tion of development and 


letter dated June 27, 1988 requested that the 

‘as a public school site In the 

they have requested that the following 
Meadowvale Village Secondary Plan: 


“The Peel Board of Education requires that landowners agree to participate in a cost 

‘arrangement with other landowners to ensure that the school site Is available 
‘at the appropriate time and price.” 
! 


of the Board of Education Is reasonable and should be included in the new 
Secondary Plan. 


the proposed school sites north and south of Derry Road West be designated as a 
and School Site, respectively. 


the new Meadowvale Village Secondary Plan include the following statement: 
that landowners agree to particiate in a cost 
to ensure that the school site is available at 


Credit Valley Conservation Authority notes that lands at the north-east corner 
Creditview Road, recommended for Estate Residential, are below 

‘of the Levi's Creek and should be designated Greenbelt. In 

that certain Stormwater Management policies be 


mended land use pian is conceptual in nature; the new Meadowvale Village 
be revised to reflect the CVCA requirements - no recommendation is 


Consumer's Gas has a 9m (30') main transmission line on Derry Road West 
right-of-way and have requested that every effort be made to protect the integrity of the 
system. 


This matter will be dealt with during the processing of development applications; no 
recommendation is required. 


: 


The City of Brampton expressed concerns about the potential impact on the Heritage 
of Churchville regarding traffic generated by the development from the study 
area, and consequently adopted the following recommendation: 


"The City of Brampton expresses an objection to the Meadowvale Village/Derry 
Study, until the traffic impact on the Heritage District of Churchville has been 
assessed and the feasibility of closing Creditview Road at Hwy 407 be studied". 


Regional staff note that although the Estate Residential II policies permit a 
maximum average density of about 10 units per net ha (4 units per area) no minimum lot 
Is established. Consequent be 


With respect to the lot sizes of the Estate Residential II designation, the study 
purposely did not establish a minimum lot size to provide design flexibility within the 
average maximum density of 10 units per ha (4 units per acre) parameter established by 
the study. Consequently, no recommendation is required. 
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Finally, with respect to social services, the Estate Residential policies should be 
‘amended to allow housing for the elderly, including a Home for the Aged, and group 
homes, Regional staff have not identified a location for these uses; however, the Estate 
Residential policies, as proposed to be amended, will provide the necessary flexibility to 
allow them. 


Recommendation 17 


That the intersection of Courtney Park Drive and Mavis Road be relocated northerly 
to permit signalization. 


Recommendation 18 


That the land east of Mavis Road, north of Courtney Park Drive retain their Prestige 
Industrial designation. ; 


Recommendation 19 


That the Estate Residential policies allow special housing, Including group homes, and 
housing for the elderly, including a Home for the Aged. 


2.11 Ministry of Transportation 


The Ministry of Transportation notes that the Highway 401/Mavis Road interchange is 
not programmed for construction and that the Mavis Road/Highway 407 interchange is 


dependent on construction 
west of rghieny 427. 


of Highway 407, which Is also not programmed for construction 


how access will be provided to Second Line West. In 
iItimately planned to assume the role of a local road, 
Id Derry Road West after Derry Road West is realigned. 


One of the objectives of the Js to take advantage of the fact that this is one of 
the last remaining undeveloped the City not subject to urban development plans, 
with opportunities provided by the natural environment for development for a unique 
residential area. 


f Government Services is contradictory to this 

Is no objection to the principal of “affordable” housing, the density 
in this location. Instead of developing these 

lands could be sold and the money received 

oderate income housing elsewhere in the City 


No recommendation is required. 
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